
 

 
COMMUNITY ASSESSMENT  

REPORT FOR THE POTTSTOWN  

METROPOLITAN REGION  

 
 

Prepared for: 

The Pottstown Metropolitan Regional Planning Committee 
with funding support from: 

 The Montgomery County Planning Commission and 
The Delaware Valley Regional Planning Commission 

 

 

 

 

November 20, 2012 

 

 

 

 

 



Community Assessment Report  Pottstown Metropolitan Region 

i 

 

TABLE OF CONTENTS 

Community Assessment – Existing Conditions .....................................................................................1 

A Region Within the Philadelphia Metropolitan Area .....................................................................1 

Figure 1: Pottstown Region in the Context of the Philadelphia Metropolitan Area .......................... 2 

The Communities of the Pottstown Region ....................................................................................3 

Figure 2: The Communities of the Pottstown Region ........................................................................ 3 

Figure 3:  The Pottstown Region Base Map ........................................................................................ 4 

Population and Employment in the Region ....................................................................................4 

Table 1: Population and Employment in the Pottstown Metropolitan Region: 2000 and 2010 ........ 5 

Table 2: Employment by Industry ....................................................................................................... 7 

Table 3: Age Distribution .................................................................................................................... 8 

Table 4: Housing Statistics by Jurisdiction ........................................................................................ 10 

Table 5: Employment Projections: Pottstown Metropolitan Region 2010 - 2030 ........................... 11 

Regional Environmental Characteristics ....................................................................................... 11 

Figure 4: Floodplain and Alluvial Soils .............................................................................................. 12 

Figure 5: Regional Watersheds ......................................................................................................... 13 

Figure 6: Geology of the Pottstown Region ..................................................................................... 14 

Figure 7: Hydric Soils and Wetlands ................................................................................................. 15 

Figure 8: Agricultural Soils ................................................................................................................ 16 

Transportation ............................................................................................................................ 17 

Figure 9: Transportation Corridors ................................................................................................... 17 

Figure 10: Highway Ownership ......................................................................................................... 18 

Figure 11: Northern Subregion Highway Projects ............................................................................ 19 

Figure 13: Southern Subregion Highway Projects ............................................................................ 21 

Figure 14: Existing and Proposed Transit Routes in Pottstown ........................................................ 22 

Figure 15: The Pottstown Area Rapid Transit System ...................................................................... 23 

Water and Sewer Facilities .......................................................................................................... 24 

Existing Land Use ........................................................................................................................ 25 

Figure 16: Existing Land Use ............................................................................................................. 25 

Figure 17: Future Land Use Plan ....................................................................................................... 26 

Zoning ........................................................................................................................................ 27 

Table 6: Zoning / Land Use in Each Jurisdiction ............................................................................... 27 

Figure 18: Pottstown Metropolitan Area Zoning ............................................................................. 28 

Community Profiles ......................................................................................................................... 31 



Community Assessment Report  Pottstown Metropolitan Region 

ii 

 

Figure 19: Sewer Service in Pottstown ............................................................................................. 31 

Figure 20: Water Service in Pottstown ............................................................................................. 32 

Pottstown Borough ..................................................................................................................... 33 

Figure 21: Pottstown ........................................................................................................................ 33 

Douglass Township ..................................................................................................................... 34 

Figure 22: Douglass Township .......................................................................................................... 35 

New Hanover Township .............................................................................................................. 36 

Figure 23: New Hanover Township .................................................................................................. 36 

Lower Pottsgrove Township ........................................................................................................ 37 

Figure 24: Lower Pottsgrove Township ............................................................................................ 38 

Upper Pottsgrove Township ........................................................................................................ 38 

Figure 25:  Upper Pottsgrove Township ........................................................................................... 39 

West Pottsgrove Township .......................................................................................................... 40 

Figure 26 West Pottsgrove Township ............................................................................................... 40 

East Coventry Township .............................................................................................................. 42 

Figure 27: East Coventry Township .................................................................................................. 42 

North Coventry Township ............................................................................................................ 43 

Figure 28: North Coventry Township ............................................................................................... 44 

Business Activity .............................................................................................................................. 45 

Table 7: Regional Businesses by NAICS Code ................................................................................... 45 

Table 8: Nature of Business / Operations of Respondents .............................................................. 46 

Figure 29: Length of Time in Business in Pottstown Area ................................................................ 47 

Table 9: Primary Factors in Selecting Location ................................................................................. 48 

Figure 30: Location Meeting Expectations ....................................................................................... 48 

Figure 31: Problems Attracting Skilled Labor ................................................................................... 49 

Figure 32: Seasonal Employment ..................................................................................................... 49 

Figure 33: Residence of Employees .................................................................................................. 50 

Figure 34: Revenue Trends for Past Two Years ................................................................................ 50 

Figure 35: Need for Change in Space ............................................................................................... 51 

Figure 36: Ability to Make Change at or Near Current Location ...................................................... 51 

Current Conditions and Assets Conducive to Economic Development ........................................... 52 



Community Assessment Report  Pottstown Metropolitan Region 

1 

 

Community Assessment – Existing Conditions 

This existing condition report is background for the regional market assessment and fiscal impact study 
for the Pottstown Metropolitan Region (Pottstown Region). It focuses mainly on economic 
development-related factors, including community facilities, transportation, land use and zoning, and 
business activity. It also contains a brief profile of each of the eight municipalities that comprise the 
Pottstown Region. The Delaware Valley Regional Planning Commission (DVRPC) prepared most of the 
maps shown, with the exception of those extracted from the region’s comprehensive plan and the 
combined zoning map for the region.  

A REGION WITHIN THE PHILADELPHIA METROPOLITAN AREA 

The Pottstown Region is located on the western edge of the Greater Philadelphia area. The major 
highways that connect the Region’s manufacturing and other business to markets also connect an 
increasing number of commuters to central Philadelphia and suburban employment centers to the east. 
This analysis compares the business structure of the zip code tabulation areas (ZCTA’s) associated with 
the eight jurisdictions composing the region to the business structures in like areas elsewhere in the 
country. Because the township and borough boundaries do not conform to zip code boundaries, some 
of the zip codes involve more than one township. The following is a breakdown of the township and 
borough areas with the related zip codes.  
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Figure 1: Pottstown Region in the Context of the Philadelphia Metropolitan Area 

 

Source: Montgomery County Planning Commission  
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THE COMMUNITIES OF THE POTTSTOWN REGION 

The Pottstown Region spans parts of two counties. Montgomery County’s portion is composed of six 
jurisdictions. These are the Borough of Pottstown, and the Townships of Douglass, New Hanover, Upper 
Pottsgrove, Lower Pottsgrove, and West Pottsgrove. Chester County’s portion of the Region is 
composed of North and East Coventry. The Schuylkill River is the boundary between the two counties. 

Figure 2: The Communities of the Pottstown Region 

 

Source: Montgomery County Planning Commission  
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Figure 3:  The Pottstown Region Base Map 

 

Source: Delaware Valley Regional Planning Commission 

POPULATION AND EMPLOYMENT IN THE REGION 

The Pottstown Region has grown in the past and is continuing to grow. Between 2000 and 2010, the 
Region expanded in terms of population from more than 69,000 to about 79,000, according to U.S. 
Census Bureau information. 

Importantly, each of the eight jurisdictions within the Region saw an expansion of their population over 
the decade.  On the other hand, the growth pattern in the Region was uneven. In total, about 19 out of 
every 20 new residents in the Region between 2000 and 2010 located outside of the Region’s traditional 
urban center of Pottstown. The last decade saw considerable residential development in the more rural 
townships surrounding the Borough of Pottstown. Strong growth in several townships over the last 
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decade, most notably in New Hanover Township, altered the population distribution. New Hanover, 
Upper Pottsgrove, and East Coventry each saw their proportion of the population expand relative to the 
other jurisdictions; while the remaining five jurisdictions saw relative declines.  

Table 1: Population and Employment in the Pottstown Metropolitan Region: 2000 and 2010 

 

Source: U.S. Census   

Population and Employment in the Pottstown Metropolitan Region: 2000 and 2010

Municipality

# % of Total Total % of Total # % of Total # % of Total

Pottstown 21,859 31.5 22,377 28.2 13,076 47.8 13,218 43.9

Douglass 9,104 13.1 10,195 12.9 3,427 12.5 3,878 12.9

New Hanover 7,369 10.6 10,939 13.8 1,324 4.8 2,149 7.1

Lower Pottsgrove 11,213 16.2 12,059 15.2 4,184 15.3 4,515 15.0

Upper Pottsgrove 4,102 5.9 5,315 6.7 1,026 3.8 1,229 4.1

West Pottsgrove 3,815 5.5 3,874 4.9 1,425 5.2 1,534 5.1

East Coventry 4,566 6.6 6,636 8.4 724 2.6 824 2.7

North Coventry 7,381 10.6 7,866 9.9 2,152 7.9 2,793 9.30.0 0.0

Region Total 69,409 230.3 79,261 100.0 27,338 100.0 30,140 100.0
1 U.S. Census
2Delaware Valley Regional Planning Commission 2010 Estimate

20001
Population Employment

20001 2010220101
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The Pottstown Region also saw the employment within the region increase between 2000 and 2010 
although by a smaller proportional growth than the population.  For 2010, the total regional 
employment was estimated to be about 30,000. Each of the eight jurisdictions saw growth in 
employment although again at differing paces. New Hanover saw the greatest growth in employment of 
any of the eight jurisdictions.   Pottstown Borough continues to be where the largest concentration of 
employment exists, having 43.9% of all jobs.  In fact, the proportion of jobs in the region associated with 
Pottstown exceeds its proportion of population (28.2%) by a substantial margin. 

According to the 2009 American Community Survey of the U.S. Census Bureau and irrespective of 
whether or not such employment was in or outside of the Pottstown Region, about 39,600 of the 
Region’s population are employed. This figure excludes military employment. The largest proportion is 
employed in education and health care sector. About one-third are employed in either the retail or 
manufacturing sectors of the economy. Table 2 on the following page breaks down employment by 
industry in the Pottstown Region. 
 

For ZCTA 19464, which includes Pottstown Borough and West Pottsgrove, Upper Pottsgrove, and Lower 
Pottsgrove Townships, under-represented businesses include a variety of building and trade contractors, 
retail establishments, and some limited office related service activity.
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Table 2: Employment by Industry 

 
Source: American Community Survey of the U.S. Census Bureau (2009) 



Community Assessment Report  Pottstown Metropolitan Region 

8 

Table 3 below, developed from the 2010 Census, contains the age distribution of the area’s residents for each of the Region’s jurisdictions. 

Table 3: Age Distribution 

 
Source: U.S. Census (2010) 
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There are about 30,200 households living in the Region and about 32,150 housing units.  According to 
the 2010 Census: 
 
 The vacancy rate is relatively low for both rental and non-rental units. 
 The overwhelming majority of households own the units in which they live. Only in the Borough and 

in West Pottsgrove is the proportion of owner-occupancy below 70%. 
 The average household size for owner-occupied units ranges from 2.41 in Pottstown to 2.96 in 

Douglass Township.  
 The average household size for renter-occupied units ranges from 2.0 in North Coventry to 2.73 in 

Upper Pottsgrove Township. 
 In general, the average household that lives in owner-occupied units is larger than those households 

living in rental units.  

Table 4 on the following page breaks down housing statistics by jurisdiction. 
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Table 4: Housing Statistics by Jurisdiction 

 
Source:  U.S. Census
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The population and employment in the Pottstown Region is expected to continue to grow but with a 
continued dispersed trend to that employment. The Delaware Valley Regional Planning Commission 
estimates indicate that the employment in the Region will expand between 2010 and 2030 by about 
10%, as shown in Table 5 below. 

Table 5: Employment Projections: Pottstown Metropolitan Region 2010 - 2030 

 

 
REGIONAL ENVIRONMENTAL CHARACTERISTICS 

Environmental features are factors that have a bearing on regional economic development. Geographic 
features often dictate where development has historically occurred and will most likely occur in the 
future. They also can be significant tools to further economic growth. 

There are several natural features that are of importance and are identified in the Region’s 
Comprehensive Plan. 

The most obvious to most people are the Schuylkill River, tributaries and other water bodies which have 
always been a tremendous asset and have the potential to be catalytic to future growth in visitations to 
the area.  As with any bodies of water that extend significant distances, storms can cause the banks to 
swell and overflow, depending upon the severity of the storm.  The 100-year flood plains in the Region 
are defined in Figure 4 along with alluvial soils. As would be expected, much of the traditional industrial 
land located along the Schuylkill River is located within the 100-year floodplain. 
  

Employment Projections: Pottstown Metropolitan Region, 2010-2030

Municipality

Total % of Total Total % of Total # %

Pottstown 13,218 43.9 13,870 40.9 652 4.9

Douglass 3,878 12.9 4,659 13.7 781 20.1

New Hanover 2,149 7.1 2,526 7.4 377 17.5

Lower Pottsgrove 4,515 15.0 5,049 14.9 534 11.8

Upper Pottsgrove 1,229 4.1 1,540 4.5 311 25.3

West Pottsgrove 1,534 5.1 2,068 6.1 534 34.8

East Coventry 824 2.7 901 2.7 77 9.3

North Coventry 2,793 9.3 3,320 9.8 527 18.9

Region Total 30,140 100.0 33,933 100.0 3,793 12.6

Source: U.S. Census and Delaware Valley Regional Planning Commission

Change: 2010-2030

Year

2010 2030
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Figure 4: Floodplain and Alluvial Soils 

 

Source: Pottstown Metro Regional Comp Plan (MCPC) 
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There are three watersheds in the Region as identified in the Comprehensive Plan.  Two impact most of 
the land mass in the Region, as shown in Figure 5 below. The watershed relates to drainage and can 
impact utilities. 

Figure 5: Regional Watersheds 

 
Source: Pottstown Metro Regional Comp Plan (MCPC) 
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Geologic features shape the development pattern as well. Most notable to the Region is the Diabase 
Ridges. The Diabase Ridge is a geologic formation also known as “black granitite”.  It is very resistant to 
water infiltration and difficult to excavate. These areas are characterized by steep slopes and other 
constraints on development activities. The Diabase Ridges are high priorities for preservation. The 
northeastern part of New Hanover has the greatest coverage. 

Also important is the Hammer Creek Conglomerate which extends from the southwestern corner of the 
Pottstown Region into North Coventry Township. Much of this area is rough terrain and forested. The 
Township seeks to protect this area from development though resource conservation zoning. 

The Geology of the Pottstown Region is illustrated by Figure 6 below. 

Figure 6: Geology of the Pottstown Region 

 

Source: Pottstown Metro Regional Comp Plan (MCPC)  
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Falkners Swamp Historic District is an historic and cultural rural landscape of considerable size in 
Western Montgomery County covering parts of Douglass, Lower and Upper Pottsgrove and New 
Hanover Townships. 

There are both wetlands and hydric soils. The largest concentrations of these are found in Douglass and 
New Hanover Townships, as shown by Figure 7 below. 

Figure 7: Hydric Soils and Wetlands 

 

Source: Pottstown Metro Regional Comp Plan (MCPC)  
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One of the basic industries in the Pottstown Region is agriculture. In fact, prime farmland soils cover 
most of the Region, as shown in Figure 8 below. Generally, except for urban areas of the Region and the 
Diabase Ridges, most of the land in the Pottstown Region is overlaid with prime agricultural soils. 
 

Figure 8: Agricultural Soils 

 
Source: Pottstown Metro Regional Comp Plan (MCPC) 

Collectively, the natural resources, geological formations, and the preservation of the basic agricultural 
resources have created defined areas where “suburban” and “urban” type of growth is identified as 
being appropriate in the Region and where is it either more difficult, costly, or less appropriate as 
identified in the Region’s Comprehensive Plan and Figures 4-8 above.  
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TRANSPORTATION 

Transportation is fundamental to any and all types of development. The Region has a quality 
transportation network conducive to economic development. Whether by rail, air, or road, options exist 
for the provision of services and to export from or import materials to the community.   

Rail is an essential part of how freight is moved within and through the Region. Norfolk Southern owns 
the Harrisburg Line, which is a Class 1 railroad that runs along the Schuylkill River through Pottstown and 
the central townships of the Region. The Harrisburg Line is a double stack capable rail. A Short Line 
railroad intersects in Pottstown with the Harrisburg Line and runs from Pottstown through West 
Pottsgrove.  

The Pottstown Region is fortunate to have two airports used for General Aviation purposes (non-airline 
passenger and cargo flights). The Pottstown Municipal Airport is a public-use airport and the Pottstown-
Limerick Airport is a privately owned facility. Rail service is also available for the shipment of goods is to 
and from most of the past, current and future industrial areas. 

The road network is sufficient to support economic activity in most cases. The Region has four major 
arterials, roughly the same number of minor arterials, and two “expressways,” as shown in Figure 9. The 
system provides access to significant areas outside the region critical to both residents and economic 
activity. 

Figure 9: Transportation Corridors 

 

Source: Pottstown Metro Regional Comp Plan (MCPC)  
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Many of the major routes in the area are either state or county owned. Many of the key bridges crossing 
waterways are as well, as shown in Figure 10 below.  

Figure 10: Highway Ownership 

 

Source: Pottstown Metro Regional Comp Plan (MCPC) 

 

The key highway corridors connect residents of the Region to eastern employment centers and serve as 
major freight moving routes for heavy trucks. With exception of Swamp Pike, the highways are on the 
National Highway System, and are therefore eligible for priority federal funding for upgrades and 
capacity expansions. 

PA Route 100 is designated a functional classification of “expressway” north of Pottstown. It runs north 
and south through the Region, entering in the north in Douglass Township and extending to its 
interchange with U.S. Route 422 in Pottstown; and it carries about 24,000 vehicles per day in this area. 
South of Pottstown, the highway is classified as a “principal arterial” and carries over 29,000 vehicles per 
day. PA Route 100 connects to the Pennsylvania Turnpike, and I-476, near Lehigh and the Lehigh 
International Airport, which are about 20 miles north of Pottstown.  

U.S. Route 422 (the Pottstown Expressway) is also functionally classified an “expressway”. It carries 
traffic east and west through the Region generally parallel to the Schuylkill River. It is the principal 
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commuter route to King of Prussia (again about 20 miles away from Pottstown) and, further east, to 
Philadelphia. 

The other prominent east-west routes are PA Route 73 and Swamp Pike. Swamp Pike departs from PA 
Route 73 east of PA Route 100 and extends eastward/southeast through the Region in Douglass and 
New Hanover Townships.  This principal arterial route carries between 10,000 and 17,000 vehicles per 
day and is an important commuter route.  

PA Route 663 is a Principal Arterial running north and south through the center of the Region with direct 
access to downtown Pottstown. It intersects PA Route 422 in Pottstown area. 

There are numerous proposed enhancements to the road network as illustrated in Figures 11-13 on the 
following pages. 

Figure 11: Northern Subregion Highway Projects 

 
Source: Source: Pottstown Metro Regional Comp Plan (MCPC) 
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Figure 12: Central Subregion Highway Projects 

 
Source: Pottstown Metro Regional Comp Plan (MCPC) 
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Figure 13: Southern Subregion Highway Projects 

 

Source: Pottstown Metro Regional Comp Plan (MCPC)  
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There is a significant internal public transportation system at this time, as shown by Figure 14 below. On 
the other hand, there are limited options for someone wishing to live in the Region, but who commutes 
to employment to other areas of Greater Philadelphia. 

Figure 14: Existing and Proposed Transit Routes in Pottstown 

 

Source: Pottstown Metro Regional Comp Plan (MCPC) 
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The Pottstown Area Rapid Transit System provides service within the Region to the more urbanized sections that include most education institutions, 
numerous shopping centers and areas, through downtown Pottstown, to medical facilities, and to the Limerick-based Philadelphia Premium Outlets. 
The reach of the Pottstown Area Rapid Transit System is shown by Figure 15 below. 

Figure 15: The Pottstown Area Rapid Transit System 

 

Source: Pottstown Area Rapid Transit
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If there are any serious limitations in the overall system at present they relate primarily to “rush hour” 
congestion and public transit linkages to the larger Greater Philadelphia area. The road with the highest 
Average Daily Traffic flow is US 422, which also has the highest capacity. There are times of the day 
associated with employment commutes that cause back-ups on 422, particularly at various points of 
major employment or connections to the larger interstate system.  This could be diminished or 
mitigated by improvements to 422 as well as construction of the proposed commuter rail service. The 
proposed service would provide for three stops within the region and would support a continuation of 
the Pottstown Region’s economic and housing expansion in the future. (See the DVRPC US 422 Corridor 
Master Plan for detailed discussion.)  

WATER AND SEWER FACILITIES 

Public water service is provided in each of the municipalities comprising the Region. There is no capacity 
constraint presently identified. Drinking water is drawn from the Schuylkill River, the Popodicken and 
Trout Run Reservoirs in Berks County, and ground water. 

Where there is public sewer service in the Region, it is provided by one of a number of public sewer 
authorities. The Borough of Pottstown and the Townships of Upper Pottsgrove, Lower Pottsgrove and 
West Pottsgrove are served by the Pottstown Sewer Authority. New Hanover is served by the New 
Hanover Sewer Authority. The Township of Douglass has service from both the Douglass Township and 
the Berks Montgomery Municipal Authority. Parts of North Coventry and East Coventry are served by 
the North Coventry Municipal Authority Wastewater Treatment System. 

The availability of public sewer service is not a limiting factor to economic development. The region is 
projected to have more than adequate capacities in the sewer system for the foreseeable future. The 
Montgomery County portion of the Pottstown Region presently has a capacity surplus of 11 million 
gallons per day (gpd) and is expected to have surplus of over nine million gpd in 2025. Water and sewer 
services in the Pottstown Region are illustrated by Figures 19 and 20. 

The Region’s Comprehensive Plan attributes much of this surplus to the underutilized industrial 
properties in the Pottstown area. The Chester County portion of the Region is projected to have 
adequate capacities as well through 2025. The North Coventry Municipal Authority has recently 
upgraded its plant capacity by 500,100 gpd or 1,667 equivalent dwelling units. 
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EXISTING LAND USE 

Figure 16 below shows the compilation of existing land use found in the Region’s Comprehensive Plan. 
While it is a detailed parcel-based land use map, several major general conclusions can be drawn. 
 
 Urban land uses are centered in Pottstown with industrial lands concentrated along the Schuylkill 

River within and east and west of Pottstown. 
 23 percent of the Region’s land area is in suburban residential use. The pattern of low density single-

family detached land use is well established in what was once the rural portion of the Pottstown 
Region. 

 28 percent of the Region’s land use is agricultural. The large sections of un-fragmented farmland 
remain in the northern part of New Hanover and Douglass Townships, though substantial 
fragmentation of the agricultural land base due to low density residential uses has occurred, 
especially in New Hanover. The agricultural base in the North Coventry and East Coventry is 
substantially fragmented by low density residential land use as well. 

 39 percent of the Region’s land use is in open space or agricultural use. While a portion of this land 
is protected from development (for example, through farmland conservation and open space 
easements), large areas of prime agricultural lands are not protected development.  

Figure 16: Existing Land Use 

 

Source: Pottstown Metro Regional Comp Plan (MCPC)  
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The Pottstown Metropolitan Regional Comprehensive Plan has identified the dispersion of low density 
development into the rural land base as a principal issue of concern. The Plan also draws the 
relationship between this sprawl and the potential for the revitalization and reuse of the traditional and 
previously developed parts of the Region.  The proposed future land use plan from the Region’s 
Comprehensive Plan is illustrated by Figure 17 below. 

Figure 17: Future Land Use Plan 

 
Source: Pottstown Metro Regional Comp Plan (MCPC) 
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ZONING 

For most jurisdictions, zoning follows general land use plans. Each of the eight jurisdictions has their 
own zones and land use plans. The matrix below provides a synopsis of the major zones for each of the 
jurisdictions.  

Table 6: Zoning / Land Use in Each Jurisdiction 

 

Source: Jurisdictions; The Chesapeake Group  
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Figure 18 below is a composite of the zoning maps for the region. The notes on the following page are 
associated with the codes in each of the jurisdictions that impact economic development activity. 

Figure 18: Pottstown Metropolitan Area Zoning 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Pottstown Metro Regional Comp Plan (MCPC)  
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Pottstown: 
 Home Occupation as an accessory use in residential and commercial. 
 R&D in Downtown, flex office, and manufacturing. 
 PUD: nothing specific to PUDs in zoning or land use regulations. 

West Pottsgrove: 
 Home Occupation as an accessory use in residential zones. 
 Research or testing laboratory - conditional use in an Industrial Zone (I). 
 Research and Testing Laboratories. The facility shall not involve the  manufacturing of any products 

being tested or engineered. 
 PUD: PRC - Planned Retail District Center. 

Upper Pottsgrove: 
 No impact home businesses permitted by right in all residential zones. 
 "Nonpolluting and smaller scale industrial, research and development, and office facilities" 

permitted in LI (Limited Industrial District**). 
 PUD: nothing specific to PUDs in zoning or land use regulations. 

Lower Pottsgrove: 
 Residential zones permit no-impact home-based business as an accessory use and low impact home 

based business as special exception. 
 Statement of community development objectives includes "encourages R&D…" 
 LI permits "Laboratories, experimental, research or testing." 
 HI permits "Laboratories, experimental, manufacturing and research." 
 PUD: PRD Planned Residential Development District & Planned Mixed-Use Development District 

Overlay. 

Douglass: 
 Permits home occupations as an accessory use in residential zones. 
 Statement of community development objectives includes to "encourage R&D…" Scientific or 

industrial R&D permitted in M-1 and M-2 districts, MU Office and Mixed-Use Planned Development. 
 Scientific or industrial research, engineering, testing or experimental laboratory in MU Office and 

Mixed-Use Planned Developments. 

New Hanover: 
 Home occupations permitted as accessory uses in residential zones. 
 Research is an industrial use permitted in LI and HI districts. 
 PUD: Nothing specific to PUDs in zoning or land use regulations. 

North Coventry: 
 Permits no-impact home based business, minor home occupation in residential zones. 
 R&D laboratory by right in I-2 district by Special exception in I-1 district. 
 PUD: Planned Commercial District. 

 

http://www.ecode360.com/ecode3-back/getSimple.jsp?custId=LO2382&guid=13283663�
http://www.ecode360.com/ecode3-back/getSimple.jsp?custId=LO2382&guid=13283663�
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East Coventry: 
 Permits by right no-impact home-based business in residential zones. 
 Laboratory for scientific research and development as a Conditional Use in LI district. 
 PUD: Nothing specific to PUDs in zoning or land use regulations. 
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Community Profiles 

An important cultural and historical survey of each of the eight municipalities is set forth in Chapter 1 of 
the Pottstown Regional Plan. The survey points to the unique historic and cultural characteristics of each 
municipality, which provide support for the principal recommendations of the regional land use plan.  
This “Community Profiles” does not replicate that survey; instead it focuses on trends in each place and 
related matters. As has been previously defined but is worth noting again, the availability of basic 
utilities is key for development of any type.  Sewer and water service in Pottstown is shown in Figures 19 
and 20 below. 

Figure 19: Sewer Service in Pottstown 

 

Source: DVRPC   
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Figure 20: Water Service in Pottstown 

 

Source: DVRPC   
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POTTSTOWN BOROUGH  

Pottstown is the historic urban and employment center for the area. As indicated in Table 2, nearly 44 
percent of all jobs in the Region are located in Pottstown.  The Borough is located in Montgomery 
County on the north side of the River.  It had a 2010 population of 22,377 and grew by 518 residents, or 
by 2.3 percent between 2000 and 2010.  

The commercial center of Pottstown, shown in Figure 21, is arranged in a linear pattern along High 
Street. Downtown is located along this route and features a traditional mix of office, retail, and 
civic/institutional buildings. 

Figure 21: Pottstown  

 

Source: DVRPC   
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The major heavy industrial area of the Region is centered in Pottstown along Industrial Boulevard, north 
of the Schuylkill River. The area is zoned for Heavy Manufacturing and is bisected by the Harrisburg 
Railroad Line. Access to the regional highways, PA Route 100 and US 422, is nearby. US 422 is directly 
accessible by Hanover Street and Keith Street which bridge the River. Access to US 422 on the eastern 
end of Industrial Boulevard is provided one-third of a mile east of Moser Road, just outside of the 
Pottstown municipal limits. 

Industrial land uses are also located to the east and west of PA Route 100. These areas are zoned 
Flex/Office and Downtown Gateway and allowed for a greater mix of commercial and employment uses. 
Also located east of PA Route 100, but north of High Street, a large area of mixed commercial and light 
industrial use is apparent along both sides of Shoemaker Road. The area south of Shoemaker is in retail 
use and zoned highway commercial. The area on the north side of Shoemaker is in light industrial/flex 
use. This area is zoned Highway Business and Flex Office. The Municipal Airport is located in this area as 
is a business park along Circle of Progress Drive.  

There is also a business and commercial district east of downtown along High Street between Moser and 
Firestone Road ending at the Pottstown Memorial Medical Center. This area is covered by the Gateway 
East zoning district and features commercial services, restaurants, and some offices.  

DOUGLASS TOWNSHIP 

Douglass Township, shown in Figure 22, is a somewhat rural township located in the northwest section 
of the Region. Nearly 13 percent of all residents and jobs in the Pottstown Region are located in 
Douglass.  The Township had a 2010 population of 10,195 and grew by 1,091 residents, or by 12 percent 
between 2000 and 2010.  

In the northern section of the Township, north of Hoffmansville Road, there is a strong emerging pattern 
of farmland preservation.  Developed uses are directed to the central and southern parts of the 
Township. 

The PA Route 100 and PA Route 73 interchange is located in Douglass Township, almost one mile east of 
the Borough of Boyertown. The accessibility and visibility created by the highways has led to highway 
oriented commercial development featuring retail services such as auto parts and auto service providers 
and convenience shopping. The area is served by both public water and sewer.  

Just north of PA Route 73 along the PA Route 100 corridor there is a pattern of light industrial 
development along Holly Road featuring sheet and other metal manufacturing and fabrication. This area 
is zoned Manufacturing 1 (office and industrial district). Still further north at County Line Road and 
Swamp Creek Road, a large metal manufacturing plant is in operation. This property is zoned 
Manufacturing 2 (manufacturing industrial district).  

Other smaller highway retail commercial centers have emerged over time at the principal intersection 
along PA Route 73, such as at Gilbertsville Road. The Township has zoned the land on either side of PA 
Route 73 in commercial use from PA Route 100 to Gilbertsville Road. It has also zoned a large area of the 
Township on both sides of the Route 73 corridor as medium density residential. These two zoning 
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actions, if carried out, may effectively congest and delay traffic along PA Route 73 in future years in the 
absence of a street and highway access plan. 

Just south of the intersection of Routes 100 and 73, the Township has applied a Mixed Use zoning 
district on lands that are primarily wooded today.  Thus, Douglass has identified the intersection of 
Route 100 and 73 as a major business location and the lands that surround it as a future growth center. 

Figure 22: Douglass Township 

Source: DVRPC   
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NEW HANOVER TOWNSHIP 

New Hanover Township, shown in Figure 23, is located in the northeast of the Region and has seen a 
significant pattern of low density development take shape over the past decade. Nearly 14 percent of all 
residents and seven percent of all jobs in the Pottstown Region are now located in New Hanover 
Township.  New Hanover Township had a 2010 population of 10,939 but grew by 3,570 residents, or by 
48 percent between 2000 and 2010.  

Between 2010 and 2030, the DVRPC projects New Hanover Township will see an increase in 
employment of 377, or 17.5 percent, to 2,526.  

Figure 23: New Hanover Township 

 

Source: DVRPC  
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New Hanover Township is rural township with substantial acreage planned as “rural reserve” especially 
in the northern one half of the Township.  However, it has no agricultural or open space zoning to secure 
that vision. Also, relative to the region as a whole, it is home to large and significant privately held open 
spaces. A pattern of low density suburban residential use has taken hold in much of the central part of 
New Hanover Township in the Swamp Pike corridor and is supported by extensive residential zoning.  

New Hanover Township has a modest amount of commercial development, consisting mostly of retail 
services at highway intersections, such as PA Route 663 (N. Charlotte Street) and Swamp Pike. There is 
some industrial development near Hoffmansville Road and PA 663. It is in this vicinity that the Township 
has zoned over one-half of a square mile of agricultural and open lands for a combination Light and 
Heavy Industrial.  

Note that New Hanover Township has applied Town Center (TC) zoning to enable commercial 
development at Swamp Pike and Route 663. Today the area is a collection of small business including 
two banks, a restaurant, a salon, and several auto related businesses. The Township offices are located 
nearby. There is considerable infill possibility on parcels located between existing businesses and there 
is substantial undeveloped land zoned TC at this important highway intersection. Swamp Road carries 
about 17,000 vehicles per day through this area. 

LOWER POTTSGROVE TOWNSHIP 

Lower Pottsgrove lies just east of Pottstown. It is located in the east central part of the Pottstown 
Region. As shown in Table 2, about 15 percent of all residents and jobs within the region are located in 
Lower Pottsgrove. The Township had a 2010 population of 12,059 and grew by 846 residents, or by 7.5 
percent between 2000 and 2010.  

DVRPC projects jobs in Lower Pottsgrove will increase between 2010 and 2030 by 534, or almost 12 
percent, to 2,526.  

The industrial district along the north side of the Schuylkill River projects into Lower Pottsgrove 
Township on its southwestern edge and encompasses the Occidental Chemical Corporation site, as 
shown in Figure 24. It is in this area that U.S. Route 422 bridges the Schuylkill River and crosses through 
Lower Pottsgrove on a northeasterly bending alignment before entering neighboring Limerick Township. 
The section of the Township located between the river and U.S. 422 is almost entirely zoned for 
industrial development. The Limerick Nuclear Power Plant is just outside the municipal limits in this 
area.   
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Figure 24: Lower Pottsgrove Township 

 

Source: DVRPC 

UPPER POTTSGROVE TOWNSHIP 

Upper Pottsgrove Township, shown in Figure 25, is located in the west central part of the Pottstown 
Region. About 7 percent of all residents and 4.5 percent all jobs in the Region are located in Upper 
Pottsgrove.  The Township had a 2010 population of 5,313 but grew by 1,213 residents or by nearly 30 
percent between 2000 and 2010.  

Between 2010 and 2020, the DVRPC projects Upper Pottsgrove jobs will increase by 311, or 25 percent 
to 1,540.  

Upper Pottsgrove has limited commercial or industrial development. There is somewhat of a pattern of 
commercial uses in the area between PA Route 100 and Fairmont Avenue, but this development is 
sparse. The Township has zoned this area Limited Industrial and Commercial Office. The southern tip of 
this industrially zoned land is near the Circle of Progress Drive Business Park (and the Pottstown 
Municipal Airport) but a residential neighborhood and neighborhood shopping center separates these 
commercial areas.  
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In the area of the Township along Maugers Mill Road at the approach to Gilbertsville Road and PA Route 
100 and along Farmington Road, the Township has applied commercial office zoning to areas that are in 
residential use.  

Figure 25:  Upper Pottsgrove Township 

 

Source: DVRPC  
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WEST POTTSGROVE TOWNSHIP 

West Pottsgrove Township is located along the western edge of Pottstown in the west central part of 
the Region. About 5 percent of all residents and 6 percent all regional jobs are located in West 
Pottsgrove.  The Township had a 2010 population of 3,874 and grew by only 59 residents or about 1.5 
percent between 2000 and 2010.  

Figure 26 West Pottsgrove Township 

 

Source: DVRPC 

DVRPC projects strong job growth between 2010 and 2030 for the Township. Between 2010 and 2030, 
DVRPC projects that jobs will increase by 534, or nearly 35 percent to 2,068.  
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As shown in Figure 26, West Pottsgrove reaches south to the Schuylkill River and encompasses part of 
the industrial tracts which line the River. This riverfront area, roughly between the Railroad and the 
water is home to traditional heavy manufacturing (such as Conestoga) but also a number of non-
industrial uses, such as the YMCA, a dance studio, and financial services. This area is zoned Industrial. 
The properties along West High Street (Ben Franklin Hwy) which form the edge of the industrial area are 
zoned for commercial uses. Outside of the riverfront industrial area, West Pottsgrove is largely 
residential in character. North of Manatawny Drive, a landfill operation occupies substantial acreage. 
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EAST COVENTRY TOWNSHIP 

East Coventry Township, shown in Figure 27, is located on the southeastern part of the Pottstown 
Region. Over 8 percent of all residents and nearly 3 percent all jobs in the Region are located in East 
Coventry.  The Township had a 2010 population of 6,636 and grew by 2,070 residents, or about 45 
percent between 2000 and 2010.  It has seen substantial residential growth over the last decade. 
Between 2010 and 2030, DVRPC projects that jobs will increase by 77, or 9 percent, to 901.  

The landscape of East Coventry is dominated by farms and fields, which over the past decade have been 
somewhat fragmented by low density suburban development. Well over half of the Township is zoned 
Farm Residential, a category which permits residential subdivision development. There is a small 
commercial/industrial base located between New Schuylkill Road (PA Route 724) and the River. The area 
is, in fact, largely zoned for commercial and industrial use. 

Figure 27: East Coventry Township 

 

Source: DVRPC  
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NORTH COVENTRY TOWNSHIP 

North Coventry Township, shown in Figure 28, is located on the southwestern section of the Region. Ten 
percent of all residents and just over 9 percent of all jobs in the Pottstown Region are located in North 
Coventry.  The Township had a 2010 population of 7,866 and grew by 485 residents, or 6.5 percent 
between 2000 and 2010.  Between 2010 and 2030, DVRPC projects that jobs will increase by 527, or 
about 19 percent to 3,320. 

With the exception of the northern portion of the PA Route 100 corridor, North Coventry is dominated 
by open space, farmland, and forests. The predominant geologic feature in this area is the Hammer 
Creek Conglomerate.  The terrain is rough, the soils have low permeability. Therefore, excavation and 
development are difficult. The area is largely wooded and in response to these and other factors, the 
Township has zoned a large swath of its jurisdiction Resource Conservation which aims to protect this 
area. 

The Township has applied Town Center zoning districts in the northern Route 100 corridor and Village 
zoning districts along Route 724 just east of Route 100 and along Route 724 roughly between Klein and 
Vaughn Streets. These districts are intended to promote mixed use development.  
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Figure 28: North Coventry Township 

 

Source: DVRPC 
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Business Activity 

According to the U. S. Census Bureau, there are about 2,000 non-farm businesses in the Pottstown 
Region. There are more businesses in the Retail sector than any other sector. About 5% of the reported 
operations define themselves as falling into the “Manufacturing” sector.  There are almost twice as 
many operations in the “Professional, Scientific and Technical Services” sector as there are those in 
manufacturing, as shown by Table 7 below. 

Table 7: Regional Businesses by NAICS Code 
 

NAICS 
Code Industry Code Description Regional Businesses 

11---- Forestry, fishing, hunting, and agriculture support 4 

21---- Mining, quarrying, and oil and gas extraction 2 

22---- Utilities 3 

23---- Construction 267 

31---- Manufacturing 103 

42---- Wholesale trade 105 

44---- Retail trade 394 

48---- Transportation and warehousing 38 

51---- Information 26 

52---- Finance and insurance 81 

53---- Real estate and rental and leasing 61 

54---- Professional, scientific, and technical services 186 

55---- Management of companies and enterprises 11 

56---- Administrative and support and waste management & 
  

129 

61---- Educational services 24 

62---- Health care and social assistance 188 

71---- Arts, entertainment, and recreation 31 

72---- Accommodation and food services 173 

81---- Other services (except public administration) 235 

Source: U.S. Census Bureau 
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Nature of Business/Operation 

Retail 

Retail Related Services 

Personal Services 

Food Service Establishment 

Arts & Crafts 

Home Décor 

Non-medical professional services 

Medical Services 

Financial Institution 

Investment Advisors 

Insurance 

Vehicular Service or Dealers 

Stone, Cement, Concrete Products 

Communications Services 

Senior Services or Related Housing 

Electric, Gas, or Other Utility 

Places of Assembly, Religious Institutions 

Travel Agency 

Vehicle Rentals 

Vehicular Parts Sales or Manufacturing 

Real Estate or Property Management 

Education Provider 

Wholesaling, Distribution 

Shipping, Transportation 

Metal Fabrication 

Other Manufacturing 

Hotel, Motel, B and B 

Construction or Other Contractor 

Aviation Related Industry 

General Reaction Supplier 

Others 

Source: The Chesapeake Group 

As part of the analysis, a survey of businesses in the Region was conducted in cooperation with the 
TriCounty Chamber of Commerce.  Over 130 businesses responded to the survey, representing about 
seven percent of the businesses in the Pottstown Region. 

Table 8: Nature of Business / Operations of Respondents 

A cross-section of operations responded, as shown in 
Table 8 to the left. The survey results are examined 
in the following pages.  
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The survey results indicate: 
 
 About seven percent of the operations have been in business in the Pottstown Region for two years 

or less. On the other hand and reflecting a level of stability, about six in ten operations have been in 
the Pottstown Region for more than 20 years. 

 

Figure 29: Length of Time in Business in Pottstown Area 

 

Source: The Chesapeake Group 

 

There were numerous factors that were important to the decision to set up operations in the Region 
and the location. Table 9 contains the primary reasons. They are listed in order of the number of 
respondents citing the factor.  

Length of Time in Business has been in Pottstown Area

less than 1 year

1 to 2 years

3 to 4 years

5 to 9 years

10 to 19 years

20 or more
years
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Table 9: Primary Factors in Selecting Location 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

Source: The Chesapeake Group 

 
 The overwhelming majority defined the location as having met their respective company’s 

expectations. 

Figure 30: Location Meeting Expectations 

 

Source: The Chesapeake Group 

 

Location Has Met Expectations of the 
Company

Yes

No

Uncertain

Primary Factors in Selecting Location 

Vehicular traffic volume or access 

Opportunity to purchase/own building 

Other reasons 

Affordable rent/costs 

Proximity to other businesses 

Proximity to ownership or management's homes 

Character of Building or Area 

Proximity to residential activity 

Opportunity to rent 

Obtained business from someone else 

Pedestrian traffic volume 

Available labor 

Proximity to other like businesses 
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 Only about one in three had problems attracting skilled labor. 

Figure 31: Problems Attracting Skilled Labor 

 

Source: The Chesapeake Group 

 Few of the operations hired “seasonal workers. Therefore, the employment base remained stable 
throughout the year for most operations. 

Figure 32: Seasonal Employment 

 

Source: The Chesapeake Group 
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No
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Yes

No

Sometimes/Maybe

Not applicable



Community Assessment Report Pottstown Metropolitan Region 

50 

 For most operations, the employees generally live within the municipality in which they operate, in 
the county in which they operate, or in a neighboring area. 

Figure 33: Residence of Employees 

 

Source: The Chesapeake Group 

 1/3 has increasing revenues; while one-fourth have declining revenues.  

Figure 34: Revenue Trends for Past Two Years 

 

Source: The Chesapeake Group  

Residence of Entities Employees 

Within my Municipality

In other areas of my
county

In nearby areas or
other counties

Revenue Trends for the Past Two Years?

Up Down About the Same Uncertain
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 About three in ten have a need or desire to change space either through expansion or contraction. 
Additionally, about one in ten has a need or desire to change locations.  

Figure 35: Need for Change in Space 

 

Source: The Chesapeake Group 

 Just over fifty percent of those desiring or needing a change in space do not believe or are not 
certain that change can occur at or near their current location. 

Figure 36: Ability to Make Change at or Near Current Location 

 

Source: The Chesapeake Group
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CURRENT CONDITIONS AND ASSETS CONDUCIVE TO ECONOMIC DEVELOPMENT 

A pattern of dispersion of population and jobs has occurred in the Pottstown Region and is likely to 
continue to occur.  A smaller share of regional growth is projected to occur in Pottstown. While this is 
logical in part because Pottstown is largely developed already, the viability of the region is dependent 
upon the success of each individual “link” or jurisdiction.  

The DVRPC projects that Pottstown’s share of all jobs in the Region will fall from 44 percent in 2010 to 
41 percent in 2030. This is a continuation of recent regional trends where only one out of twenty jobs 
created between 2000 and 2010 were created in Pottstown.  Yet, over four in ten jobs are located in 
Pottstown currently; the Borough is still and will likely continue to be the economic center for the 
Region.  

Throughout the Region, there is substantial zoning of vacant and open lands presumably in anticipation 
of future growth and development. A sound accounting of this will need to take place to ensure that an 
excess amount of land area is not entitled with commercial development rights. This will complicate 
future efforts to direct development into what may be more regionally sustainable economic patterns 
and certainly may impede redevelopment of older sites. 

The key rural/suburban highway intersections in the Region present good opportunities for commercial 
development if the development is supportable by local populations. While each municipality has taken 
a different approach to zoning and development policy centered on these areas, there may be ways to 
provide better coordination to establish centers that have regional meaning and significance in light of 
market strengths. 

Most important to regional development are the assets.  Based on the existing conditions, these include 
but are not limited to the following points: 
 
 While growth in suburban areas has outstripped the growth in the Borough that is at the center or 

heart of the Region, the Borough itself has not lost population unlike many central core 
communities.  

 
 The area has grown in terms of population and households and is expected to continue to do so in 

the future. This factor alone stimulates growth in demand for goods and services and economic 
activity that provides the goods and services. 
 

 There are sufficient geographic areas for expansion of employment and economic activity that are 
supported by basic services and infrastructure. 
 

 The road network, particularly during off-peak hours, is sufficient to accommodate expansion of 
economic activity. 
 

 A full range of transportation modes are potentially available, with the potential for further linkage 
to other areas outside the Region through commuter rail, enhancements to US 422, runway 
improvements at airports, and other improvements. 
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 Steps have been taken to preserve agriculture, which is one of the area’s basic industries. 

 
 In spite of significant negative national and international economic factors, many business 

operations in the Region continue to see increases in revenues.  
 

 Montgomery Community College, expanded medical facilities, the inclusion of national retail chains 
at major highway interchanges, the growth of cultural arts in the Region, increased interest in 
utilization of the natural resources as a visitor based attraction, and other factors are indicative of 
continued growth in investments by both the private and public sectors in the Region. 
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