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Chester County Context
Housing in Chester County Today and Tomorrow



Regional Context
• One of four counties surrounding 

Philadelphia in Southeast 
Pennsylvania

• Also a bedroom community for 
Wilmington, Delaware

• Urban, suburban, and rural influences

• Fastest growing county in SE PA

• Top two most expensive SE PA 
counties for housing



The county is projected to add over 99,000 people through 2050, 
an 18.6% increase from the county’s 2020 population of 534,413 people.

Population change, 1930-2050

Source:  US Census,
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Decreasing Residents Per Unit
Increasing one and two person households 
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New Housing Units, 2000-2024
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To accommodate new population growth, the 
county will need around 38,300 new homes.

Housing unit change, 1970-2050

1970 2020 2050

80,457

199,564

237,870



Housing 
policies and 
zoning in the 
county have not 
fully adapted to 
meeting these 
changing needs



Zoning barriers 
for housing types, 
many of which are 
traditional in the 
county

Zoning



Artificially Manipulating the Market
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Attached homes and apartments significantly less 
expensive than detached



New Units, 2000-2023

Community Challenges
Housing in Chester County Today and Tomorrow



The median housing 
sales price for Chester 

County in 2024 was 
$525,000, which is one 

of the highest in the 
Commonwealth.

Rising Housing Prices



Declining Affordability

Housing sales in the lower sales price bracket 
steadily decreasing
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Community Challenges
• Community members cannot find 

housing

• Seniors unable to age in their 
communities

• Lack of housing turnover means fewer 
options for first-time buyers

• Declining levels of service due to lack 
of workers



Community Challenges
• Increased traffic and pollution due to 

increased distances traveled

• Employers unable to attract workers

• Informal market fixes like illegal ADUs



Housing Planning From a County 
Perspective

Housing in Chester County Today and Tomorrow





“Depository of 
good ideas”

What county planning brings to 
the table…..

Time

Expertise

Capacity

Data

Mapping

Regional focus 

Funding (if 
you’re lucky)

Graphics

Zoning



Chester County 
Comprehensive Plan 



County housing goal
Housing is addressed within 
the LIVE goal area of 
Landscapes3.



External Guidance
Housing Choices Committee

Chester County Planning 
Commission Board and 
Director

Chester County 
Commissioners

Partner Organizations

Municipalities



How do we do it?
Housing in Chester County Today and Tomorrow



A+ Homes



A+ Homes

Accessible
Connected to 
jobs, services, 
transit, 
amenities, and 
important 
community 
facilities.

Attractive
Designed, constructed, 
and maintained to be 
compatible with local 
community character.

Affordably-priced
Available at attainable sale 
and rental prices; no more 
than 30 percent of household 
income should be spent on 
housing related costs.

Adaptable
Able to evolve 
with market 
forces, changing 
demographics, 
buyer and renter 
preferences, and 
environmental 
conditions.

Aging-friendly
Able to meet the 
diverse needs of 
seniors.



Housing Roles 
• Educate on best practices with a 

focus on zoning, and regulatory 
reforms

• Compile and analyze data and 
maps

• Coordinate partners

• Develop, implement, and fund 
planning efforts and programs

Chester County 
Planning Commission
Expand the housing supply by encouraging 
housing diversity through removing barriers



WHAT: Housing Types
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

Missing Middle Housing / Gentle Density: Accessory 
dwelling units (ADUs), single family conversions, twins, 
duplexes, townhomes, triplexes, quads, live-work, multiplex, 
cottage courts, courtyards, adaptive reuse.

Manufactured Housing/Mobile Homes/Tiny Homes

Farmworker Housing

Shared Housing / Rooming Houses / Housing 
Cooperatives

Age Restricted Housing



Allow diverse housing types by-right.

Implement inclusionary density bonuses.

Use Transferable Development Rights (TDR).

Define triplexes and quads and allow in medium 
density districts.

Regulate based on building size, not unit count.

Uniformly regulate short term rentals. 

Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

WHAT: Zoning & Regulatory Reforms



Use Form-based codes.

Create pre-approved design guides.

Reduce minimum lot size, dwelling size, FAR, 
multifamily density limits, and parking 
requirements.

Encourage clustered site development.

Streamline review processes. 

WHAT: Zoning & Regulatory Reforms
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Deed Restrictions: covenants written into deeds 
restricting how a piece of land can be used. 

Traditional Community Land Trusts (CLTs): CLT 
owns the land, and the residents own the building. 
The homebuyer agrees to limit the sale price.

Private Model Community Land Trust: Private 
owner owns the land, and the residents own the 
building. The homebuyer agrees to limit the sale 
price.

Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

WHAT: Tools for Maintaining Affordability



Build messaging around the values of Fairness

Across Places and Regional Interdependence. 

Avoid consumerist language.

Move from the individual to the collective.

Explain how policies create disparities—without 
condemning the public or private sectors. 

Take the time needed to introduce race in the 
most productive way. 

WHAT: Help address NIMBYism
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Position community development organizations 
as solving the puzzle of varying concerns, 
expertise, and resources.

Highlight possibilities for wide-scale 
improvement— not wide-scale disaster.

Provide facts and data.

Demonstrate housing benefits. 

WHAT: Help address NIMBYism
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Provide context, considerations, and local 
examples to serve as a starting point for 
municipal ordinance amendments and/or policy.

HOW: eTools
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

Accessory Dwelling Units
Adaptive Reuse
Affordably-priced Homes
Aging in Place
Cluster Development
Farmworker Housing
Green Development Codes & 
Ordinances
Housing Diversity
Housing Rehabilitation
Infill Development
Mini Homes
Mixed-use Development
Mobile Home Parks

Performance Zoning
Residential Conversions
Short-term Rentals
Site Analysis Plan
Smart Growth
Traditional Neighborhood 
Development
Transferable Development 
Rights (TDR)
Transit Oriented Development 
(TOD)
Universal Design for Residential 
Uses
 



Directly meet with elected and/or appointed 
municipal officials.

Presentation tailored to each community with 
demographic and housing data and local 
housing policy and zoning review.

Provide recommendations for ordinance 
amendments to advance creation of affordably-
priced homes.

HOW: Community and Municipal Presentations
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Highlight housing developments in the County.

HOW: Case Studies
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Annual forum held from 2019-2023

Focused on housing advocacy / “making the 
case” for housing

Transitioned to implementation events based 
on feedback of “tired of talking, let’s act!” and 
greater municipal buy-in.

HOW: Housing Forum
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Affordably Priced: Cost of Construction (2021)

Aging-Friendly: Aging-Friendly Guide (2021)

Attractive: Missing Middle Guide (2023)

Adaptable: Housing Needs Assessment (2025)

Accessible: Housing Location Tool (2026)

HOW: Planning Guides
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Target audience is municipalities.

Give context and demonstrate why municipalities 
should act.

Provide strategies for municipalities to act.

Longer form and more specific than eTools.

Online documents with single sheet print outs 
that fit within an A+ Homes brochure.

HOW: Planning Guides
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



HOW: Provide Visual Examples
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

Missing Middle Guide: Example housing layouts.



HOW: Provide Visual Examples
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

Missing Middle Guide: Provided existing traditional 
LOCAL examples  predominately in Chester County, 
but also elsewhere in Southeast PA.

Duplexes

Cottage 
Court



Aging- Friendly Guide supporting video: 
Features commentary from residents at a Chester 
County retirement community

Tells of the importance of this type of housing in 
their own words. 

HOW: Videos
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Initially planned to partner with municipalities to 
develop housing on publicly owned land.

Modified based on municipality feedback of lack 
of land but desire for zoning assistance

Created flyer and advertised on website, 
newsletter, and at a township officials' event

12 responses with six participants over one year

HOW: Starter Home Pilot Project
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Participants in the 
initiative received:

1. Full zoning review 
focused on Missing 
Middle Housing

2. Design/layouts to 
illustrate housing 
variety on their land

3. Follow-up targeted 
zoning work at no 
charge upon request

How: Starter Home Pilot Project
Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



Based Starter Home Pilot and Local Housing 
Solutions workshops, CCPC led two pilot 
housing workshops in 2025, with one additional 
pilot and full roll-out planned for 2026.

Workshops targeted municipalities in growth 
areas with advocacy organizations.

Opening of conversations with municipalities.

Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Advocate for housing

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

HOW: Housing Workshops



Opening & Welcome Remarks  12:30-12:45 p.m.
• Chester County Planning Commission, Director
• Department of Community Development, Director

Session 1: Presentations  12:45-1:30 p.m.
• Presentation 1 - Benefits and need for housing
• Presentation 2 - Accessing and utilizing housing data
• Presentation 3 – Strategy Smorgasbord

Break  1:30-1:45 p.m.

Session 2: Three Simultaneous Activities 1:45-3:30 p.m.
• Activity 1 - Meetings with CCPC planners and DCD staff to discuss zoning 

reviews, and strategy smorgasbord
• Activity 2 -  Tabeling with housing organizations 
• Activity 3 – Goal Setting

Break  3:30-3:45 p.m.

Optional Session 3: Talking About Housing 3:45-4:15 p.m.
• Presentation 4 - Research-backed suggestions for housing advocacy
• Activity 4 - Housing scenarios

Municipal
Housing
Workshop
September 17th, 
2025



Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Advocate for housing

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

HOW: Housing Workshops – Activity 1 Zoning

Zoning analyses prior to workshops



Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Advocate for housing

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

HOW: Housing Workshops – Activity 1 Strategy 
Smorgasbord

Included strategies and contact organization



Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Advocate for housing

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

HOW: Housing Workshops – Activity 3 Goal Setting

Data profiles, worksheet on goals, target numbers, 
and metrics



Educate on best 
practices with a 
focus on zoning, 
and regulatory 
reforms

Compile and analyze 
data

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

HOW: Housing Workshops – Resource Sharing



HOW: Data & Maps
Educate on best 
practices with a focus 
on zoning, and 
regulatory reforms

Compile and 
analyze data and 
maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

Annual sales and construction report.

Housing assessment (including gap analyses).

Future housing need projections.

Missing Middle by-right analysis.

Housing maps (appropriate zoning, construction, 
amenity proximity)

Land and sewer capacity study (2026).

Ratables study (2026). 



WHAT: Potential Partners
Educate on best 
practices with a focus 
on zoning, and 
regulatory reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

Chester County Department of Community 
Development

Local housing groups (Phoenixville, West 
Chester, Kennett)

Chester County Chamber of Commerce

Chester County Economic Development Council 

Faith based organizing



HOW: Coordinate Partners
Educate on best 
practices with a focus 
on zoning, and 
regulatory reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs

Convene three advocacy organizations 
(convening only).

Bi-annual coordination of housing organizations 
and developers (one online, one in-person)

Develop resource sharing hub. 

Identify target numbers. 

Develop unified language.



HOW: Gap Plan
Educate on best 
practices with a focus 
on zoning, and 
regulatory reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, implement, 
and fund planning 
efforts and programs



HOW: Vision Partnership Program
Educate on best 
practices with a focus 
on zoning, and 
regulatory reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, 
implement, and 
fund planning 
efforts and 
programs

Vision Partnership Program (VPP) – Grant 
program that is leveraged for both planning and 
zoning/code updates, including housing.

Provides a significant match for planning and 
zoning studies and ordinances.

Can utilize cash grant option
or utilize CCPC staff as the
project consultant.

VISION
PARTNERSHIP
PROGRAM
CHESTER COUNTY, PA



HOW: County Land Bank
Educate on best 
practices with a focus 
on zoning, and 
regulatory reforms

Compile and analyze 
data and maps

Coordinate partners

Develop, 
implement, and 
fund planning 
efforts and 
programs

In conjunction with the Department of Community 
Development, CCPC did extensive research for a 
county land bank.

If implemented, lands obtained via the land bank 
would be designated for affordable and attainable 
housing development.

Strategy to mitigate high land costs in the County.

Also working with EDC to identify priority 
properties through tax delinquency.



Municipal Success 
Stories

Housing in Chester County Today and Tomorrow



Success Stories – West Chester
West Chester

Phoenixville

New Garden

Parkesburg

• Between 2010 and 2024:
– The median sales price for a home in the Borough 

increased from $260,000 to $529,950 
– Average rent in the Borough increased from $1,020 to 

$1,661

• Both workforce and long-term renters have 
increasingly had to move due to these rising 
costs.

• Walkable to a variety of amenities, facilities, and 
a major bus route. 



Success Stories – West Chester
West Chester

Phoenixville

New Garden

Parkesburg

• Borough worked with an affordable housing 
developer to craft zoning language for a unified 
mixed-use development. 

• Created a by-right use for residential 
development inclusive of affordable housing 
units.

• Provides for reduced parking minimums and no 
residential density cap. 



Success Stories – West Chester
West Chester

Phoenixville

New Garden

Parkesburg
• Opened as part of the Melton Center, Pickney Hill 

Commons provides 41 multi-family, and 10 
townhouse units.

• All are affordable units.

• Townhomes blend in with the residential 
streetscape, with the larger building off the main 
thoroughfare. 



Success Stories – Phoenixville
West Chester

Phoenixville

New Garden

Parkesburg

• Between 2010 and 2024:
– The median sales price for a home in the Borough 

increased from $200,000 to $405,000 
– Average rent in the Borough increased from $940 to $1,563

• Both workforce and long-term renters have 
increasingly had to move due to these rising 
costs.

• Walkable to a variety of amenities, facilities, 
and a major bus route. 



Success Stories – Phoenixville
West Chester

Phoenixville

New Garden

Parkesburg
• Borough Council appointed as Task Force 

to make recommendations on how to 
address housing costs. 

• One recommendation included leveraging 
Borough land for affordable housing 
development.

• Identified the former streets department 
building as a possible location for this.



Success Stories – Phoenixville
West Chester

Phoenixville

New Garden

Parkesburg

• The Borough entered into PHFA deed 
restricted, 35-year lease on the property of 
the property for development of 50 units of 
affordable rental housing for seniors.

• Completed in April 2024, Hankin Manor’s 
location at the center of the Borough, and 
within a few blocks a SEPTA bus route, 
affords its residents easy access to jobs, 
social amenities, and health services.



Success Stories – New Garden
West Chester

Phoenixville

New Garden

Parkesburg

• Between 2010 and 2024 the median sales 
price for a home in the Township increased 
from $383,000 to $503,500.

• Township serves as a bedroom community as 
well as a large agricultural workforce.

• Historically has been at the center of one of 
the more affordable areas of the County.

• Housing prices rising as more people are 
being pushed out of increasingly unfordable 
areas elsewhere in the County. 



Success Stories – New Garden
West Chester

Phoenixville

New Garden

Parkesburg

• In 2023, CCPC commenced the Starter Home 
Pilot Project.

• Project developed to establish zoning to 
advance construction of affordably-priced 
units.

• CCPC staff provided an initial zoning 
analysis, potential development visuals, and 
potential free zoning work.



Success Stories – New Garden
West Chester

Phoenixville

New Garden

Parkesburg

• New Garden was a participant in the Pilot.
• Undertook an initial zoning review and 

recommendations as well as example 
designs of what amended zoning may look 
like.

• The Township follow-up with a successful 
VPP application to complete a full update to 
their zoning ordinance.

• Provisions to provide for diverse housing 
options are being considered as part of this 
update.



Success Stories – Parkesburg
West Chester

Phoenixville

New Garden

Parkesburg

• Between 2010 and 2024:
– The median sales price for a home in the Borough 

increased from $165,000 to $280,000 
– Average rent in the Borough is$1,610

• Increasing housing costs have placed a 
financial strain on some long-time residents.

• Borough is seeing greater revitalization and 
reinvestment with increasing growth 
pressures experienced in Western Chester 
County. 



Success Stories – Parkesburg
West Chester

Phoenixville

New Garden

Parkesburg

• Developer proposed a zoning amendment to 
allow for higher-density housing on a former 
holiday tree farm.

• The Borough approached the County for 
assistance with creation of zoning language 
to advance housing diversity.

• County staff created zoning language and 
design guidelines that was adopted by 
Council.



Success Stories – Parkesburg
West Chester

Phoenixville

New Garden

Parkesburg



Questions?

chescoplanning.org/housing/housing.cfm
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