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DEMOGRAPHICS AND HOUSING INVENTORY AND ANALYSIS

The Demographic and Housing Inventory and Analysis documents population and housing data from the
2010 Census and 2011 American Community Survey (ACS). These data provide a profile of the
Township’s current socioeconomic characteristics, while population forecasts for the years 2020 and
2030 provide an indication of its potential growth. Data for Chester County are included as a basis for
comparison; however, large margins of error in the ACS township data make direct comparisons
extremely difficult. The findings of this analysis inform many of the Comprehensive Plan’s
recommendations with regard to accommodating population and housing needs in a sustainable manner.

1. POPULATION TRENDS AND POPULATION FORECASTS

Table 1 includes population counts from 1970 to 2010 along with population forecasts for 2020 and
2030. These data provide an understanding of past trends and expected future growth.

« East Fallowfield Township population has nearly doubled since 1970.

« East Fallowfield experienced a very large increase (44.4%) in population from 2000 to 2010,
outpacing the region, the county, and the state.

« East Fallowfield’s growth is expected to continue through 2030. Its population is forecast to
increase by 602 by 2020, and 1,635 by 2030.

« The population of the East Fallowfield Region has also nearly doubled since 1970. It is forecast to
increase by approximately 12,000 by 2030.

« Chester County has experienced a steady rate growth since 1970. This trend is expected to
continue through 2030.

« Pennsylvania’s population has nearly stagnated. Forecasts indicate a decrease of population from
2020 to 2030.

Table 1: Population Trends and Population Forecasts

CENSUS [1] FORECASTS[2]
AREA 1970 1980 1990 2000 2010 2020 2030
. Population 3,487 3,962 4,433 5,160 7,449 8,051 9,084
East Fallowfield
% Change 13.6% 11.9% 16.4% 44.4% 8.1% 12.8%
E.F. Region* Population 25,145 31,881 38,107 40,281 49,062 53,608 61,424
o % Change 26.8% 19.5% 5.7% 21.8% 9.3% 14.6%
Population 277,746 316,660 376,396 433,512 498,886 538,809 607,407
Chester County
% Change 14.0% 18.9% 15.2% 15.1% 8.0% 12.7%
Pennsylvania Population 11,800,766 11,864,720 11,881,643 12,281,054 12,584,487 | 12,787,354 12,768,184
% Change 0.5% 0.1% 3.4% 2.5% 1.6% -0.1%

* East Fallowfield Region — includes East Fallowfield Township, the Boroughs of South Coatesville and Modena,

and the Townships of Caln, West Brandywine, Newlin, West Marlborough, Highland, Sadsbury, and Valley

[1] Source: U.S. Census Bureau, Decennial Census from 1970 to 2010

[2] Source: Delaware Valley Regional Planning Commission, County Population Forecasts 2015-2040;
Pennsylvania forecasts from U.S. Census Bureau
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2. POPULATION CHARACTERISTICS

The population’s age composition, school enrollment, educational attainment, and race and ethnicity are
described below.

Age

Table 3 reveals the age composition of the Table 3: Age

Township’s population. Countywide data are Age Township County

included for comparison. Under 5 653  8.8% 6.2%

5-9 573 7.7%  7.0%

« The population of East Fallowfield Township is 10-14 412 5.5% 7.2%
somewhat older as measured by median age, 15-19 394 5.3% 7.3%
though its median age is younger than the 20-24 320 43%  6.1%
County’s_ 25-29 408 5.5% 5.5%

30-34 599  8.0%  5.4%

« Age groups with the highest percentages range 35-39 646  8.7%  6.4%

from 30 to 60 years. 40-44 578 78%  7.5%
45-49 578 7.8%  8.3%

« School-aged children aged 5 years to 19 years 50-54 602 81%  8.0%

comprise 18.5% of the Township’s population. 55-59 D44 1.8 6.8%

60-64 433 58%  55%

« Young workers aged 20 to 34 years comprise 65-69 259 3.5% - 4.0%
., . R 0 0,

17.8% of the Township’s population. 70-74 183 2.5%  2.8%

75-79 113 15%  2.3%

« Mature workers aged 35 to 64 years comprise 80-84 85 1'13/0 1'9;%
45.5% of the Township’s population. 85+ 69 09% 19%

Total 7,449

« Seniors age 65 and over account for 9.5% of Median Age 379 393
the Township’s population. Source: U.S. Census, 2010

School Enrollment

Table 4 shows the Table 4: School Enroliment

number of individuals Township County

aged 3 years and over by | Grade Level # #MOE* % %MOE| 9% % MOE

school enroliment. Nursery school, preschool 217 +/-83 125% +-49 7.9% +-0.4
. Kindergarten 75 +/-48 4.3%  +/-2.6 5.1% +/-0.4

« Approximately 24% of g ° °
residents are enrolled Elementary school (grades 1-8) 611 +/-135 35.2%  +/-7.1| 40.4%  +/-0.5
in school High school (grades 9-12) 393 +/-123 22.6%  +/-6.5| 21.0%  +/-0.5

College or graduate school 442  +/-114 25.4%  +/-5.7) 25.5%  +/-0.8

« Itappears that a Total 1,738
comparatively large Source: American Community Survey 5-year Estimates, 2011
percentage (12.5%) is *MOE = Margin of Error
enrolled in nursery
school and preschool.
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Educational Attainment

Table 5 shows the Table 5: Educational Attainment
highest grade level Township County
reached by residents Grade Level/Degree # #MOE* % C%MOE| 9%  %MOE
aged 25 years and Less than 9th grade 102 +/-85  2.1% +-1.8 3.0%  +/-0.2
over. 9th to 12th grade, no diploma 218 +-112  45%  +/-23] 4.4%  +/-0.3
. High school graduate (includes
 Approximately 45% equivalency) 1,323  +/-215 27.4%  +-45| 238%  +-05
of residents have a Some college, no degree 843  +/-216 17.5%  +-4.4| 14.7%  +-0.4
bachelor S degree Associate's degree 153 +/-65 3.2% +/-1.4] 6.0% +/-0.2
or higher. Bachelor's degree 1,307 +-236 27.1%  +-4.6| 29.3%  +-0.4
. Graduate or professional degree 881 +/-189 18.3% +/-3.9] 18.8% +/-0.4
« Education levels
appear to be slightl Total 4,827
PP ghtly Source: American Community Survey 5-year Estimates, 2011
lower than the *MOE = Margin of Error
County’s.

Race / Ethnicity

Table 6 details the race and ethnicity Table 6: Race / Ethnicity

of Township residents. Race / Ethnicity Township County
White 6,325  84.9% 85.5%
The TOV‘Idehlp S popglstlon 1S n.Ot | Black or African American 695 9.3% 6.1%
gégen}e y _CIiVeI’tse.,dWItt'fa.pprOXIr\;]\/i;t.? y American Indian and Alaska Native 5 0.1%] 0.2%
o of residents identifying as White. sian 131 1 8% 3.9%
Native Hawaiian / Pacific Islander 1 0.0% 0.0%

Residents identifying as Black or

African American comprise the second | Some Other Race 119 16% 24%
largest population segment at 9.3%. Two or More Races 173 2.3% 1.8%
This is much higher than the County. Total 7,449 100% 100%
The Hispanic or Latino population is Hispanic or Latino (any race) 341 4.6%) 6.5%

the third largest at 4.6%. Source: US Census Bureau, 2010

3. INCOME, EMPLOYMENT AND COMMUTING CHARACTERISTICS

The inventory of income, employment, and commuting characteristics includes ACS 2011 estimates of
income, industry of employment and occupation, means of transportation to work, and place of work.

Income

Table 7 provides standard income Table 7: Income

measures. Township County

$ $ MOE* $ $ MOE

« Considering the margins of error, Median household $87,528  +/-$8,347| $86,264  +/- $999
the Township’s median household Median family $94,018  +- $13,393| $104,475 +/-$2,293
and median family incomes appear Per capita $34,296  +/-$2,691| $42,042  +/- $630
to be consistent with the County, Source: American Community Survey 5-year Estimates, 2011
but its per capita income appears to | *MOE = Margin of Error
be much lower.
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Industry

Table 8 shows the number of residents employed by type of industry.

« The leading industry is “educational services, health care, and social assistance,” employing nearly
one-third of Township residents.

« This is followed by “retail trade” (~13.2%); “professional, scientific, management, administrative,
and waste management services (~11.7%); “manufacturing” (~10.5%); and “finance and
insurance, real estate, and rental and leasing” (~9.8%).

« The Township’s pattern of employment by industry is generally consistent with the County.

Table 8: Industry

Township County
# #MOE % %M OE % % MOE
Agriculture, forestry, fishing, hunting, mining 1 +/-3 0.0% +-0.1( 2.1% +/-0.3
Construction 284 +/-80 7.5% +-2.1 5.6% +/-0.3
Manufacturing 397 +-130  10.5% +-3.4| 12.6% +-0.4
Wholesale trade 107 +-71 2.8% +-1.9| 3.3% +/-0.2
Retail trade 499 +/-137 13.2% +/-3.5 10.9% +/-0.5
Transportation, w arehousing, utilities 106 +/-70 2.8% +/-1.8 3.8% +/-0.3
Information 69 +/-45 1.8% +/-1.2 2.2% +/-0.2
Finance and insurance, real estate, rental and
leasing 371 +/-120 9.8% +/-3.2 9.9% +/-0.4
Professional, scientific, management,
administrative,w aste management services 443 +/-133 11.7% +/-3.5 14.7% +/-0.5
Educational services, health care and social
assistance 1,118 +/-211 29.6% +/-4.8 21.9% +/-0.5
Arts, entertainment, recreation, accommodation,
food services 66 +/-49 1.7% +/-1.3 6.3% +/-0.4
Other services, except public administration 229 +/-124 6.1% +/-3.3 4.4% +/-0.3
Public administration 84 +/-63 2204 +/-1.6 2.1% +/-0.2
Total 3,774
Source: American Community Survey 5-year Estimates, 2011
*MOE = Margin of Error
Occupation
Table 9 details Table 9: Occupation
the occupations Township County
of residents. # #MOE % %MOE| % %M OE
. Management, business, science, arts 1,812 +/-231 48.0% +/-5.1| 47.3% +/-0.6
. Apprr(])xllpw?tely Service 387  +-139 10.3%  +-3.6| 125%  +/-0.4
one_(-j at 0 K Sales and office 983  +/-219 26.0% +/-5.4| 24.8% +/-0.6
_reSI ents wor Natural resources, construction,
‘I‘n maintenance 310 +/-103  8.2% +-2.8 7.7% +/-0.4
ma_nagement, Production, transportation, material
bU_SmeSS. moving 282 +/-110 7.5% +-2.8 7.7% +/-0.4
science, and Total 3,774
arts” ] Source: American Community Survey 5-year Estimates, 2011
occupations. *MOE = Margin of Error
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Transportation to Work

Table 10 details Table 10: Means of Transportation to Work
the type of Township County
transportation % % MOE % 9% MOE
used for the work Car, truck, or van 93.20%  +-2.5 88.70%  +-0.5
commute: Drove alone 85.00%  +/-4.0 81.40%  +/-06
« Nearly all (93%) Carpooled 8.20% +/-3.3 7.30% +/-0.4
township In 2-person carpool 8.20% +/-3.3 5.80% +/-0.4
residents drive In 3-person carpool 0.00%  +/-0.1 0.90% +-0.2
to work, and In 4-or-more person carpool 0.00%  +-0.7 0.60% +-0.2
most of them Workers per car, truck, or van 1.05 +/-0.02 1.05  +/-0.01
drive alone. Public transportation (excluding taxicab) 250%  +/-1.6 2.60% +/-0.2
. Very few Walked 0.20% +/-0.4 2.20% +/-0.3
workers walk or Bicycle 0.00% +/-0.7 0.20% +/-0.1
use public Taxicab, motorcycle, or other means 0.70% +/-0.8 0.80% +/-0.1
transportation, Worked at home 3.40% +/-1.8 5.50% +/-0.4
and few work at Source: American Community Survey 5-year Estimates, 2011
home. *MOE = Margin of Error

Place of Work and Commute Time

According to Table | Table 11: Place of Work

11: Township County
« Few residents # # MOE % # # MOE %
work in the Work in East Fallowfield Twp 210 +/-75 5.7%
Township; most Work in Chester County 2,500 +-274  67.8% 155,608 +/-2,038 62.7%
work in Chester | work outside Chester County 762 +-148  20.7% 60,880 +-1448 28.1%
County. Work outside Pennsylvania 215  +-106  5.8% 22,819  +-774  9.2%
« The average Total 3687 248,316
commute time is Mean commute time (minutes) 33.8 +/-2.8 27.7 +-0.3
approximately Source: American Community Survey 5-year Estimates, 2011
33.8 minutes, *MOE = Margin of Error

slightly higher
than the county
average.
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4. HOUSING CHARACTERISTICS

Data pertaining to housing characteristics includes housing tenure (occupancy), age of housing, housing
unit types, housing value, and rent.

Tenure / Occupancy

Table 12 provides data on owner-occupied, renter- [ Table 12: Tenure / Occupancy

occupied, and vacant housing units. Tenure/Occupancy Township County
] ) Occupied Units

« The Township has a very high percentage of Owner 2418 875%  76.2%

owner-occupied units (87.5%) and a very low Renter 222 8.0%  23.8%

percentage of renter-occupied units (8%).

. > Total Occupied Units 2,640
Comparison to the County emphasizes these
d|v_ergent flgures._ The percentage of vacant Vacant 12 4.4% -
units is comparatively low, at 4.4%.
Total 2,762

Source: US Census Bureau, 2010

Year Built
Table 13 shows the time period in Table 13. Year Built
which housing units were built, Township County
providing an indication of the age of
the housing stock and the level of #Units #MOE* %  %MOE| %  %MOE
construction activity. 2005 or later 465  +/-118 17.1% +/-4.4 52%  +/-0.3
2000-2004 592  +/-110 21.8%  +-4.0] 10.1%  +/-0.4
e The Township’s housing stock is 1990-1999 403  +/-105 14.8% +/-3.9] 15.6% +/-0.5
relatively new, with 1980-1989 292 +/-109 10.7%  +-4.0] 16.9%  +/-0.5
approximately 84% built within 1970-1979 422 +/-111 155%  +-39 151%  +-0.5
the last 51 years. 1960-1969 122 +-66  45%  +-2.4] 10.1%  +/-0.5
1950-1959 113 +/-67  4.2%  +-25 94%  +/-0.3
« Approximately one-third of the 1940-1949 10 +-17  04%  +-0.6] 2.9% +-0.2
Township’s housing units were 1939 or earlier 301 +-142 111%  +-50| 146%  +-04
built after 2000 -a muc_h _h|gher Totl 2720
level of COhSthCtIO_I’l activity than Source: American Community Survey 5-year Estimates, 2011
occurred Countywide. *MOE = Margin of Error

Values / Rent

Table 14 provides data on median Table 14: House Value / Rent
house value and median rent. Township County
$ $ MOE* $ $ MOE
« The value of owner housing in the Median Owner $272,600 +/-9,333]  $333,400  +/-$2,918
Township is significantly less than | vedian Rent $1,112 +1-408 $1,122 +/- $16
the County, while rents appear to Source: American Community Survey 5-year Estimates, 2011
be consistent with the County. *MOE = Margin of Error
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Housing Unit Type

Table 15 provides data on Table 15: Housing Unit Type
the types of housing units Township County
within the Township. #Units  # MOE* % % MOE % % MOE
) ] 1-unit, detached 2,315 +/-152 85.1% +/-5.2]  61.5% +/-0.5
+ Single-family detached 1-unit, attached 215 4111 7.9%  +-40| 17.4%  +-0.5
units are the predominant 2 units 34 450 13%  +-1.9] 1.8%  +-0.2
?_ousmg'type in th.e. 3 or 4 units 0 +/-81  0.0% +-1.0  3.3% +-0.3
ownship, comprising .
. 7 5to 9 units 34 +-52  1.3% +-19]  3.8% +-0.3
85.1% of all units. This 10 to 19 unit 0 +-81 0 Of; +-1.00 4 1; +/-0.3
percentage is high 0 Lounis o7 : 0 :
compared to the County 20 or more units 0 +/-81  0.0% +/-1.0 5.4% +/-0.3
Mobile home 122 +-72  4.5% +/-2.6]  2.8% +-0.2
« At approximately 7.9%, Boat, RV, van, etc. 0 +/-81  0.0% +/-1.0 0.0% +/-0.1
the amount of single- Total 2,720
family attached units is Source: American Community Survey 5-year Estimates, 2011

: "~ X
rather low. MOE = Margin of Error

« The percentage of multi-
family units (2 to 20+
units) is very low (approx.
2.6%).

« The Township appears to
have a relatively high
percentage of mobile
homes compared to the
County.
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This appendix summarizes how land is used and regulated in the township. The maps on the
following pages include the Existing Land Use and the current Zoning Districts.

Existing Land Use
The land use map is compiled by showing the land use category assigned to individual tax
parcels in the township as assigned by the Chester County Tax Assessment Office. The table
and pie chart below show how land use is distributed in the township. The top three (3) land
use categories account for over 90% of all township land -- agricultural land composes the
largest category, with 4,995 acres or 46% of all township land, residential land includes nearly
28% and vacant land — which the assessment office has classified as having no improvements
and not in agricultural use — nearly 18%. Institutional land, which includes schools, churches
and township properties, accounts for 2.4%, or 266 acres. Private open space — 3.4% / 374
acres — includes home owner association lands

EXISTING LAND USE

Commercial/

EAST FALLOWFIELD TOWNSHIP: EXISTING LAND USE Industrial, 2.3%

LAND USE PARCELS ACRES % Private Open Utilities/Railroad,
Agriculture 111 4,995 46.0% space, 3.4% o
Residence 2,556 2,996 27.6% Institutional, 2.4%

Vacant 336 1,931 17.8%

Institutional 33 266 2.4%

Private Open Space 43 374 3.4%

Commercial/lndustrial 23 248 2.3%

Utilities/Railroad 23 61 0.6%

Total 3,125 10,870

Residence, 27.6%

Zoning Districts

The township currently has nine (9) zoning districts.
These districts and the total acreage and number
of parcels in each district are listed in the following

table and pie chart. As with the existing land use,
zoned agricultural and residential uses include over 90% of the township.

GROSS
ZONING DISTRICT ACRES PARCELS ZONING DISTRICTS LAND AREA
RA- RURAL AGRICULTURAL 3,879 40.7% 179 | MH-MOBILE HOME PF - PUBLIC FACILITIES MU VUTUSE
R-1 - LOW DENSITY RESIDENTIAL 2,732 28.6% 801 PR \2/\ / Ve VILLAGE
R-2 - MEDIUMDENSITY RESIDENTIAL 1,678 17.6% 1,140 COMMERCIAL
R-3 - HIGH DENSITY RESIDENTIAL 403 4.2% 692 01 OFFICEINDUSTRIAL 04%
O-1 - OFFICE-INDUSTRIAL 271 2.8% 14 3%
MH - MOBILE HOME PARK 196 2.1% 184 o HiGH osnsm/
PF - PUBLIC FACILITIES 172 1.8% 40 RESIDENTIAL
MU - MULTI-USE 169 1.8% 83 4%
VC - VILLAGE COMMERCIAL 36 0.4% 10

95535 3,143

R-2 - MEDIUM DENSITY

RESIDENTIAL
17%

R-1- LOW DENSITY
RESIDENTIAL
29%
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Existing Zoning Build-out Analysis

The following table presents an analysis of how many dwelling units could be built in the
township if all land was completely developed according to the current zoning provisions.

This table is based on an analysis of the buildable area (net area) of each parcel in the
respective Zoning Districts. The buildable, or net area, includes the gross parcel area less road
or other rights-of-way and limiting environmental features such as steep slopes, riparian buffers,
flood plains and hydric soils. The net parcel area is multiplied by the average dwelling units per
acre permitted in each Zoning District and any existing dwelling units on the parcel are
subtracted to estimate the potential new dwelling units. Based on this analysis, it is estimated
that the existing Zoning Ordinance could accommodate a maximum of 1,286 new dwelling units.

A significant number of these new dwelling units are permitted in the OI-Office Industrial (229
units) and MU-Multi-Use (105) zoning districts under the provisions of the Open Space Design
option, which permits residential development in these otherwise strictly
commercial/office/industrial zoning districts.

EAST FALLOWFIELD TOWNSHIP: BUILD-OUT ANALYSIS, EXISTING ZONING
EXISTING POTENTIAL TOTAL

GROSS NET DWELLING NEW BUILD-OUT PERCENT

ZONING DISTRICT # PARCELS ACRES ACRES UNITS UNITS UNITS INCREASE
RA- RURAL AGRICULTURAL 179 3,879 40.7% 2,189 56 91 147 163%
R-1 - LOW DENSITY RESIDENTIAL 801 2,732 28.6% 1,645 550 330 880 60%
R-2 - MEDIUM DENSITY RESIDENTIAL 1,140 1,678 17.6% 1,428 1,057 321 1,378 30%
R-3 - HIGH DENSITY RESIDENTIAL 692 403 4.2% 309 667 40 707 6%
O-1 - OFFICE-INDUSTRIAL 14 271 2.8% 155 1 229 230 22900%
MH - MOBILE HOME PARK 184 196 2.1% 134 173 170 343 98%
PF - PUBLIC FACILITIES 40 172 1.8% 157 32 0 32 0%
MU - MULTI-USE 83 169 1.8% 83 50 105 155 210%
VC - VILLAGE COMMERCIAL 10 36 0.4% 27 6 0 6 0%
3,143 9,535 6,128 2,592 1,286 3,878 50%









East Fallowfield Township Comprehensive Plan APPENDIX

Appendix C: Environmental, Cultural and Historic Resources Inventory

May 6, 2015












East Fallowfield Township Comprehensive Plan APPENDIX

Appendix D: Public Participation Process
- Community Questionnaire
- Public Workshop

May 6, 2015



East Fallowfield Township Comprehensive Plan Update Community Questionnaire

February 2014

Question 7. What should be done to improve the quality of living in East Fallowfield Township
with respect to transportation?

Summary: In reference to needed transportation improvements, road maintenance and snow
removal ranked highest. Better access to public transportation received a neutral ranking.



East Fallowfield Township Comprehensive Plan Update Community Questionnaire

February 2014

Question 8. What should be done to improve the quality of living in East Fallowfield Township
with respect to resource preservation?

Summary: Preservation of open space, agriculture, and historic resources were ranked highly,
with open space preservation getting the highest rating.
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East Fallowfield Township Comprehensive Plan Update Community Questionnaire

February 2014

Question 9. What should be done to improve the quality of living in East Fallowfield Township
with respect to housing opportunities?

Summary: In reference to housing opportunities, providing more affordable housing and a
better of variety of housing each received somewhat low rankings.
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East Fallowfield Township Comprehensive Plan Update Community Questionnaire

February 2014

Question 10. What should be done to improve the quality of living in East Fallowfield
Township with respect to business/commercial services?

Summary: Providing more village retail services and more business/employment opportunities
each received neutral rankings.
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East Fallowfield Township Comprehensive Plan Update Community Questionnaire
February 2014

Question 11. What should be done to improve the quality of living in East Fallowfield
Township with respect to public health, safety and recreation services?

Summary: Providing more opportunities for safe walking and biking was ranked highest by
survey respondents, followed by more parks and recreation opportunities. More police
protection and better access to township administrative service received a lower ranking.
Expanding access to public sewer and water services received the lowest ranking of the group.
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