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Executive Summary 

Study Purpose 

Working in collaboration with Simone Collins Landscape Architecture, 4ward Planning is providing market, 

real estate, financial, and fiscal analysis services to Towamencin Township in support of its Comprehensive 

Plan update. Market and real estate analysis findings from this report identify near-term, market-

supportable residential and commercial land uses that could be prospectively captured within the 

township over the next five years, as well as potential redevelopment sites. A subsequent analysis will 

evaluate the financial feasibility and fiscal impacts of potential development.  

Study Areas 

The market and real estate analysis examines the following study areas:  

• Towamencin Township: Serves as the base area. 

• 15-Minute PMA: The Primary Market Area (PMA) represents the catchment area from which 70 

percent or more of consumer patronage originates – here defined as the 15-minute drive-time 

contour from the intersection of Route 63 and Forty Foot Road.  

• Montgomery County: Serves as the Secondary Market Area (SMA), representing a larger 

catchment area from which the township could prospectively compete for new residents and 

businesses.  

• Philadelphia MSA: The Philadelphia-Camden-Wilmington, PA-NJ-DE-MD Metropolitan Statistical 

Area (MSA) includes 11 counties in New Jersey, Pennsylvania, Delaware, and Maryland.  

• Pennsylvania: As defined by state borders. 

Figure 1.  Study Areas 

 

Source: Esri 
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Market Opportunities and Challenges 

Residential  

The township’s suburban housing market is tight, with little built over the past two decades.  

With over 19,000 workers commuting more than 25 miles to work in the PMA, there is likely pent-up 

housing demand, as a small portion of these workers would likely trade a commute if adequate housing 

were available closer to their place of employment. Furthermore, the County’s unemployment rate is 

historically low (2.7 percent as of October 2023), indicative of an extremely tight labor market. Some 

companies may face challenges in expanding or meeting consumer demand, due to a limited pool of 

workers and tight housing market. 

Despite pent-up housing demand and relatively tight housing vacancy rates (1.4 percent among ownership 

units and 2.4 percent among rental units), few housing units have been built or permitted in the township 

over the past two decades, suggesting there is likely limited vacant land or land zoned to allow for a 

greater diversity of housing typologies. 

Like much of Mongomery County, the township is suburban in nature with many owner-occupied, single-

family homes. Allowing for a greater diversity of housing stock in the township (e.g., townhomes or 

apartments) could help create a more sustainable and inclusive community. Considering nearly half of 

renter households in the township pay more than 30 percent of their monthly incomes on housing, 

according to Census data, the development of multi-family rental housing in the township could help 

alleviate the tight rental market and cost-burdened households.  

Largely due to estimated pent-up demand from workers who commute into the township, this analysis 

projects by 2028 there will be an estimated unmet demand for approximately 4,280 residential units in 

the PMA, assuming no new development projects come to market. In addition to the known housing units 

in the development pipeline, Towamencin Township has market support for capturing 128 and 214 

additional housing units by 2028, principally in the form of multi-family rental and townhouses averaging 

1,800 s.f.. 

Senior Housing 

The township has a relatively large share of age-restricted housing units. Consideration should be given 

to modifying these units from “age-restricted” to “age-targeted,” to prepare for future shifts in housing 

needs and preferences.  

While the traditional senior housing market (composed of majority independent living (IL), assisted living 

(AL), or nursing care (NC) facilities) was profoundly impacted by the Covid-19 pandemic, the relatively 

new active adult (AA) senior housing development has been booming in recent years - due to the large 

baby boomer population that is aging, yet remaining physically active and desiring higher-end recreation 

and community amenities. AA facilities are also attractive to developers, as they typically command rent 

premiums and require fewer healthcare licenses and operational costs than traditional senior housing. 
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Currently, age-restricted housing1 units represent 11 percent of all housing units in Towamencin Township 

(compared to just six percent of all housing units in the county). Not surprisingly, given this large 

inventory, the township also has a relatively large share of residents ages 55 and older - a “target market” 

for potential new senior housing development aimed at seniors interested in remaining in the township 

as they age. 

Overall population and household growth in both the township and the larger Philadelphia MSA region 

are projected to be relatively flat through 2028 (e.g., less than a half-percent annual growth or decline). 

Absent significant investment, near-term housing demand will come from shifts in household needs and 

preferences rather than from household growth. The near-term increase in PMA residents ages 65 and 

older should drive additional demand for senior housing, which could be captured in the township (the 

average age for AA and IL housing is 73 years and mid-80s, respectively, to the National Investment Center 

(NIC). New AA units in the township, however, should consider the large competitive supply of 55-plus AA 

units currently being constructed in neighboring Hatfield Township (326 single-family detached homes 

and townhomes at Del Webb North Penn). 

Over the long-term, as the baby boomer population continues to age, and housing needs and preferences 

shift again, there will likely be an oversupply of age-restricted houses and apartments in the township. 

Consideration should be given to modifying these units from “age-restricted” to “age-targeted,” providing 

amenities and designs consistent with the needs of active adults, while not limiting occupancy to those 

55 and older. 

Retail 

Underutilized commercial sites could be redeveloped to include multi-family housing. 

The Philadelphia MSA’s retail market has been slowly rebounding since the Covid-19 pandemic and has 

seen positive year-to-date net absorption of retail space. Montgomery County is a major retail hub and is 

strong in terms of retail occupancy and demand. The township’s largest neighborhood shopping center, 

the Shops at Town Square (formerly the Towamencin Village Shopping Center) is currently being expanded 

and remodeled. While not in the current redevelopment plans, developing multi-family apartments at this 

site has also been considered. Market findings support the development of multi-family rental housing at 

this site, due to the township’s tight rental inventory and high share of cost-burdened renter households.  

New housing in the township would likely increase its customer base and help attract and support 

additional food and beverage establishments. Further, there will likely be demand for more retail, in 

general, should additional multi-family units get built. 

According to consumer expenditure data from the U.S. Bureau of Labor Statistics (BLL), the average 

household in the PMA spends approximately $2,370 per year on dining out at full-service restaurants (66 

percent on dinner) and $2,320 per year on dining out at fast food, takeout, or delivery food 

establishments, totaling nearly $4,400 per year on food away from home (41 percent on dinner).  Potential 

new housing development in the township (e.g., higher density townhomes or apartment developments, 

in particular) could increase the township’s overall household density and customer base, which could 

 

1 Age-restricted housing includes units in developments where a legal restriction requires either 1) that all residents are ages 62 
and older, or 2) at least one person (per household) age 55 or older lives in at least 80 percent of the development’s occupied 
units. 
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help attract and support more food and beverage establishments, as well as other retail businesses, in 

general. 

Office 

Potential new office space in the township should be limited and targeted to local-serving businesses in 

need of flexible office space (e.g., medical office, coworking spaces). Additionally, office-to-residential 

development, where feasible, could be a strong economic and environmental strategy for the 

township’s existing underutilized office spaces. 

Office vacancy rates in the Suburban Philadelphia office market remain well above pre-pandemic levels, 

suggesting that new office space development in the region should proceed cautiously, if at all. Based on 

feedback from local real estate professionals, Towamencin Township is located outside of existing 

suburban office hubs, and there is little demand for office space in the township.  

Consequently, potential new office space in the township should be limited and targeted to local-serving 

businesses in need of flexible office space (e.g., business incubators, coworking spaces). Additionally, 

office-to-residential development could be a strong economic and environmental strategy for the 

township’s existing underutilized office spaces – relieving the tight housing market, reusing existing 

structures where feasible, and making use of existing supportive infrastructure (e.g., utilities, roadways). 
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Township Redevelopment Opportunities 

There are five potential large redevelopment sites within the township. 
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Mixed-Use Opportunities 

Village Shopping Center 

This vacant 14-acre site is currently owned by the 

Nicoletti Robert Family Trust and has a land use code of 

C - Convertible Real Estate - Comm Condo.  

Given the site’s located adjacent to the Village Shopping 

Center with frontage along Forty Foot Road, the 14-acre 

site could easily support the development of 168 units 

under a low-density approach (12-units per acre) or 336 

units under a higher-density scenario (24 units per acre). 

 

 PSDC Site in Town Center 

This approximately 24-acre site is currently owned by 

the Philadelphia Suburban Development Corp (PSDC)2 

and has a land use code of C - Com Vac Land.  

Given the site’s location along Towamencin Avenue 

near the Interstate 476 (PA Turnpike), the 24-acre site 

could developed as a mixed-use site containing several 

hundred housing units (multi-family, townhouses and 

carriage homes), along with 30,000 square feet of 

neighborhood serving retail and personal services. 

 

PSDC Site  

This approximately 6-acre site is also currently owned 

by the PSDC and has a land use code of C - Com Vac 

Land.  

Given the site’s located along the Sumneytown Pike 

south of Forty Foot Road adjacent to the site proposed 

for the new Wawa, the 6-acre site could easily support 

the development of additional commercial services 

such as fast casual dining establishments and a fitness 

center (8,000 to 10,000 s.f.). 

 

 

 

2 PSDC was founded in 1962 by Robert V. Nicoletti and is one of the largest family-owned and -operated 
commercial real estate development firms in the Philadelphia region. 
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PSDC Office Site  

Located at 100 Ross Road Suite 200 just east of 1-476, 

this 30-acre site (former Kulpsville Business Campus) is 

owned by the PSDC. The parcel’s current land use code 

is C - Office: Condo.  

Given the site’s size, location, surrounding uses, and 

existing zoning, the 30-acre site could easily support the 

development of small-scale light industrial buildings 

which are in short supply regionally and nationally.  

These buildings would range in size from 10,000 to 

25,000 s.f. and offer flex space. 

  

Residential Only Opportunities 

Residential Land 

Located immediately northeast of I-476 and southwest of  

Sumneytown Pike, the following two adjacent parcels 
(both with R - Preferential Assessment land use codes) 
contain approximately 128 acres of residential land 
combined and represent potential redevelopment 
opportunities: 

• The 94.3-acre parcel at 1440 Sumneytown Pike is 

owned by Freddy Hill Ventures LP. The site is 

currently an active dairy farm with family-oriented 

amenities and activities such as mini-golf, a golf 

shop, studio, and driving range, batting cage, picnic 

area, dairy store, and homemade ice cream parlor. 

 

• The adjacent 33.5-acre parcel at 1780 Kriebel Road 

is owned by Walton Raymond E and Pauline. The 

parcel also appears largely comprised of farmland 

and contains a single-family home.  

Given the parcels size and nearby access to I-476, both 

sites could potentially be rezoned to allow for a build-to-

rent (BTR) development (defined in more detail in the residential section of this report).  

The combined 128-acre site could easily support the development of up to 100 rental single-family homes 

(attached and detached) and townhomes at between six to 12 dwelling units (DUs) per acre, leaving 

adequate space for community amenities like walking trails, passive green spaces, a dog park, a swimming 

pool, and clubhouse.   
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Market Analysis 

The following section presents socio-economic and labor and industry findings. 

Socio-Economic Analysis 

Population and Households 

Population and household growth in the township are projected to be relatively flat through 

2028. Absent significant in-migration into the PMA, near-term local demand for new goods 

and services will come from shifts in the needs and preferences of existing households. 

Near-term land-use demand in the township is largely driven by population growth and new household 

formation in the PMA. Communities which experience an increase in population growth and household 

formation are far more attractive for business investment than are communities experiencing flat or 

declining population and household formation. According to Esri, a private firm that compiles socio-

economic census data for various geographies, population within the 15-minute PMA is expected to 

increase by 1,680 through 2028; however, and exhibited in the below table and chart, the rate of 

population growth in the PMA has been declining over the past two decades.  

The projected rates of population growth in both the township and PMA are expected to be relatively flat 

through 2028 (-0.21 and 0.17 percent per year, respectively). Population and household formation 

projections suggest there will be relatively flat regional near-term market demand for new goods and 

services.  

Consequently, absent significant in-migration into the PMA, near-term local demand for new goods and 

services will come from shifts in the needs and preferences of existing households (notably among the 

aging baby boomer population). 

 

Figure 2.  Population Trends, Estimates, and Projections 

Township 
Counts Estimates Projections 2023-2028 

2000 2010 2020 2023 2028 Change 
Annualized % 

Change 

Towamencin Twp. 17,597 17,578 18,009 17,872 17,688 -184 -0.21% 

15-Minute PMA 162,915 177,861 190,520 192,579 194,259 1,680 0.17% 

Montgomery County 750,097 799,874 856,553 871,229 882,409 11,180 0.26% 

Philadelphia MSA 5,687,158 5,965,343 6,245,051 6,292,945 6,333,683 40,738 0.13% 

Source: Census; Esri 
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Figure 3.  Annualized Percent Population Change Trends and Projections 

 
Source: Esri 
 

Figure 4.  Household Trends, Estimates, and Projections 

Township 

Counts Estimates Projections 2023-2028 

2000 2010 2020 2023 2028 Change 
Annualized % 

Change 

Towamencin Twp. 6,872 7,287 7,486 7,483 7,468 -15 -0.04% 

15-Minute PMA 61,383 68,571 73,299 74,468 75,855 1,387 0.37% 

Montgomery County 286,098 307,750 328,958 336,927 344,783 7,856 0.46% 

Philadelphia MSA 2,134,406 2,260,312 2,413,835 2,453,801 2,503,881 50,080 0.40% 

Source: Census; Esri 
 

Figure 5.  Annualized Percent Household Change Trends and Projections 

 

Source: Esri 
 

Figure 6.  Household Size Trends and Projections 
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Educational, Income, and Spending Levels 

The average household in the PMA spends approximately $4,400 per year on food away from 

home. New housing development in the township would attract more households and 

support more food and beverage establishments. Further, there will likely be demand for 

more retail, in general, should additional multi-family units get built. 

Educational attainment and income levels are relatively high in the township. For example, 57 percent of 

the adult population ages 25 and older in the township have attained a bachelor’s degree or higher, 

compared to 43 percent in the MSA. Since educational attainment is often strongly and positively 

correlated with income, it is not surprising the median household income in the township ($101,772) is 

also higher than that in the MSA ($83,525). People with higher incomes tend to have higher disposable 

incomes and ability to spend more on non-essential items, which can help support local businesses.  

 

Figure 7.  Average Annual Household Expenditures on Dining Out, 2023 

 

Source: Esri 
 
 

For example, and according the consumer expenditure data reported by the Bureau of Labor Statistics 
(BLS), the average household in the PMA spends approximately $2,370 per year on dining out at full-
service restaurants (66 percent on dinner) and $2,320 per year on dining out at fast food, takeout, or 
delivery food establishments, totaling nearly $4,700 per year on food away from home (41 percent on 
dinner).  
 
Potential housing development in the township (e.g., higher-density townhomes or apartment 
developments, in particular) could increase the township’s overall household density and customer 
base, which, in turn, could help attract and support more food and beverage establishments. 
 
 
 
 
 
 
 

$202

$601

$1,570

$299 $276

$782
$966

$0

$500

$1,000

$1,500

$2,000

Breakfast/
Brunch

Lunch Dinner Snacks Breakfast/
Brunch

Lunch Dinner

Full-Service Restaurants Fast Food/Take-Out/Delivery

Towamencin Township 15-Minute PMA Montgomery County Philadelphia MSA



Towamencin Township Comprehensive Plan 

11 

Figure 8.  Educational Attainment by Share of Adult Population (25+ Years) 

 
Source: Esri 

Figure 9.  Income Comparisons, 2023 

 

Source: Esri 

Figure 10.  Household Income Distribution, 2023   

 

Source: Esri  
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Labor and Industry Analysis 

Employment and Earnings 

The county’s largest employer, Merck Sharp & Dohme Corporation, is located just outside of 

township boundaries. This manufacturing sector employer provides relatively high-wage job 

opportunities in the county. 

According to second-quarter 2023 data provided by the Quarterly Census of Employment and Wages, 

Merck & Company, Inc., a pharmaceutical company (a manufacturing sector employer), is the top 

employer in Montgomery County. The Merck Sharp and Dohme Research Lab is located just under a mile 

southeast of the township’s boundaries. The manufacturing sector provides relatively high-wage job 

opportunities in the county ($111,300 per year as of fourth-quarter 2022) and has seen recent job growth 

(increasing by 1,850 jobs from first-quarter 2017 to first-quarter 2023). 

Three of the top five employers in the county are within the health care sector (Abington Memorial 

Hospital, Main Line Hospitals, and Albert Einstein Medical Center). Unsurprisingly, the health care and 

social assistance sector represents the top sector by employment within the county (16 percent of total 

jobs as of first-quarter 2023). This sector is also the top sector by recent employment growth in the county 

(increasing by 11,180 jobs from first-quarter 2017 to first-quarter 2023). This industry sector provides 

mid-wage job opportunities ($63,350 per year as of fourth-quarter 2022).  

The finance and insurance sector, and professional, scientific, and technical services sector (the second 

and fourth largest sectors by employment in the county) also saw recent job growth in the county, 

(increasing by 5,690 and 3,500 jobs, respectively, from first-quarter 2017 to first-quarter 2022). These two 

industry sectors provide high-wage job opportunities ($121,550 and $134,480 per year, respectively).  

While many of the county’s top sectors by employment have recovered to pre-pandemic levels or higher, 

retail trade, a sector that was declining even before the pandemic, remains below pre-pandemic levels. -

The pandemic likely accelerated existing trends in retail that were causing further challenges for 

traditional retailers and impacting sector employment (e.g., rise of e-commerce, self-checkout systems, 

consolidation, bankruptcies, and shifting consumer preferences). Retail trade provides relatively low-

wage job opportunities ($44,616 per year). 

 

Figure 11.  Top 10 Employers in Montgomery County 
Rank Employer  Rank Employer 

1 Merck Sharp & Dohme Corporation  6 SmithKline Beecham Corporation 

2 Abington Memorial Hospital  7 SEI Investments Company 

3 Main Line Hospitals Inc  8 Giant Food Stores LLC 

4 State Government  9 Lockheed Martin Corp 

5 Albert Einstein Medical Center  10 Federal Government 

Source: PA Department of Labor and Industry, Quarterly Census of Employment and Wages, 2Q 2023 
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Figure 12.  Employment Trends by Top Six Industries by Employment: Montgomery County 

 

U.S. Census Bureau, Center for Economic Studies, LEHD  

Figure 13.  Top Six Industries by Employment and Earnings 

 

Note: Bubble size represents employment in Montgomery County as of first-quarter 2023. 
Source: U.S. Census Bureau, Center for Economic Studies, LEHD 
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In October 2023, the county’s unemployment rate was also relatively low compared to that observed in 

the Philadelphia MSA (3.6 percent) and state (3.2 percent). While a tight labor market with very low 

unemployment can drive up wages as companies compete for skilled workers, some companies may face 

challenges in expanding or meeting demands due to a limited pool of workers. 

Figure 14.  Average Unemployment Rate Trends 

 

Note: 2022 data is as of October 2022. 
Source: U.S. Bureau of Labor Statistics 

 

Commuting Workers 

Over 19,000 primary workers commute more than 25 miles to work in the PMA, 

suggesting that there is likely pent-up housing demand, as some of these workers 

would trade a commute if adequate housing were available closer to work. 

A small portion of workers who commute into the PMA represent pent-up housing demand, as these 

workers may trade a long commute if quality workforce housing were available closer to their place of 

employment. According to 2021 primary job data provided by the U.S. Census Bureau (the latest year 

provided), 5,572 persons commuted into Towamencin Township for work, and 7,596 residents commuted 

outside the township for work (resulting in net out-migration of primary job workers).3 In contrast, within 

the larger 15-minute PMA, 81,565 persons commuted into the PMA for work, and 63,635 residents 

commuted outside the PMA for work (resulting in net in-migration of primary job workers). 

In 2021, 19,008 primary workers in the PMA commuted more than 25 miles to work, suggesting there is 

likely pent-up housing demand, as some workers may trade a long commute if quality affordable housing 

were available in the PMA. From 2002 to 2021, the share of residents both living and working in the PMA 

declined by approximately 6.4 percent, suggesting an increasing local jobs/housing imbalance. The Merck 

Sharp and Dohme Research Lab represents one of the township’s closest primary job clusters. 

 

3 A primary job represents the highest paying job for an individual worker for the year, and the count of primary jobs 
is equivalent to the count of workers in a given location. 
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Figure 15.  Primary Worker Inflow/Outflow Trends: 15-Minute PMA 

 

Source: U.S. Census Bureau Center for Economic Studies, LEHD, 2021 

Figure 16.  Distance to Work: 15-Minute PMA Primary Workers, 2021 

 
Source: U.S. Census Bureau Center for Economic Studies, LEHD, 2021 

Figure 17.  Primary Job Clusters: 15-Minute PMA, 2021  

 

Source: U.S. Census Bureau Center for Economic Studies, LEHD, 2021  
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Real Estate Analysis 

Development Pipeline 

There are currently 11 projects in the development pipeline in Towamencin Township, consisting of a 

combination of warehouses, retail space and residential units. 

Name Street Description Status 

PSDC Supermarket Allentown Rd.  Pending 

PSDC Chipotle/Mattress Warehouse Allentown Rd. 
Demo./ 

Rebuilding 
Pending 

PSDC Pad Development - 3 pad sites Forty Foot Rd. 
Drive-thru 

restaurant and 
retail 

Pending 

Delp Drive Warehouse Development Delp Dr. 267,648 sqft. Pending 

Belfair Square Sketch Plan  Welsh Rd. 16 townhomes Pending 

Wawa Forty Foot Rd. 
Demo./ 

Relocation 
Pending 

Core 5 Warehouse  Wambold Rd. 591,360 sqft Under Construction 

TNC Self Storage  Wambold Rd. +40,200 sqft Recently Constructed 

Extra Space Storage Facility Franklin St. 102,720 sqft Recently Constructed 

Core 5 Residual Lot Residential Dev. Allentown Rd.  Development not anticipated 

Essential Portfolio Partners Residential 
Community 

Old Forty Foot Rd.  Rezoning not likley granted 

Note: Philadelphia Suburban Development Corp. (PSDC) 

Source: Towamencin Township 

The following section presents real estate analysis findings for office, retail, residential, and senior 

housing. 

Office  

Suburban Philadelphia Office Market 

Office vacancy rates in the Suburban Philadelphia office market remain well above 

pre-pandemic levels, suggesting that new office space development should proceed 

cautiously, if at all. 

According to data provided by Cushman & Wakefield, a commercial real estate brokerage and real estate 

data company, the Suburban Philadelphia office submarket contains nearly 62.4 million square feet of 

existing office space (46 percent of that in the Philadelphia MSA).  

Like much of the nation, the Suburban Philadelphia’s office market has experienced rising office vacancy 

rates and net negative absorption over the past three years, due to the rise of remote and hybrid work 

models spurred by the Covid-19 pandemic which decreased demand for traditional suburban office space. 
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As of third-quarter 2023, the Suburban Philadelphia office market experienced a negative net absorption 

of 1.5 million square feet of office space (negative absorption reflects office space vacated and made 

available for lease). Although the office market is expected to stabilize over the next year, as more 

companies implement mandates, office vacancy rates are expected to remain well above pre-pandemic 

levels, suggesting that new office space development in the metro region should proceed with caution.  

Montgomery County Office Submarket 

There is little demand for office space within Towamencin Township. As such, office-

to-residential development, where feasible, could be a strong economic and 

environmental strategy for the township’s existing underutilized office spaces. 

Montgomery County’s office submarkets are located along the Interstate 276 or 476 in southern portions 

of Montgomery County (e.g., Blue Bell/Plymouth Meeting/Fort Washington, King of Prussia/Valley Forge, 

Horsham/Willow), in the southernmost portions of the 15-minute PMA. According to data provided by 

Montgomery County Planning Commission, just three of the county’s 53 business parks (includes those 

with at least 75,000 gross square feet of office, industrial, or flex space) are located in the 15-minute PMA, 

with none in Towamencin Township. Based on feedback from local real estate professionals, there is little 

demand for regional office space in Towamencin Township. As such, office-to-residential development 

could be a strong economic and environmental strategy for the township’s existing underutilized office 

spaces – relieving the tight housing market, reusing existing structures where feasible, and making use of 

existing supportive infrastructure (e.g., utilities, roadways). 

Figure 18.  Office Space Absorption and Construction Trends: Suburban Philadelphia  

s  

Source: Cushman & Wakefield, Pittsburgh Marketbeat, Office, Q3 2023 
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Figure 19.  Overall Office Vacancy and Asking Rent Trends: Philadelphia MSA 

 
Source: Cushman & Wakefield, Pittsburgh Marketbeat, Office, Q3 2023 

Figure 20.  Suburban Philadelphia Office Market Statistics, 3Q 2023 

Submarkets 
Overall 

Vacancy 
Rate 

Square Feet Overall Avg. Asking Rent 

Inventory 
YTD Overall 

Net 
Absorption 

YTD Leasing 
Activity** 

Under 
Construction 

All Classes* Class A* 

Bala Cynwyd 20.7% 2,718,024 -37,819 98,311 - $36.14 $36.71 

Southern Bucks County 23.1% 6,262,103 -117,354 132,204 - $25.34 $27.68 

Southern Route 202 Corridor 18.8% 6,199,423 -24,548 105,107 - $26.28 $26.78 

Delaware County 17.7% 4,561,028 -48,068 64,825 - $28.56 $28.16 

Blue Bell/Ply. Mtg./Ft. Wsh. 26.8% 11,737,868 -354,241 296,256 - $25.79 $28.15 

Main Line 14.0% 3,570,734 -84,039 125,497 145,000 $39.84 $43.32 

Conshohocken 20.7% 4,191,090 -208,725 132,121 - $36.77 $37.51 

Horsham/Willow 
Grove/Jenkt. 

25.5% 5,221,411 -190,102 84,221 - $21.36 $23.00 

King of Prussia/Valley Forge 20.7% 17,875,353 -405,959 509,197 - $28.94 $30.28 

Suburban Philadelphia 21.7% 62,337,034 -1,470,855 1,547,739 145,000 $27.94 $29.94 

Philadelphia MSA 20.8% 134,351,043 -3,111,835 3,281,180 912,000 $29.05 $31.38 

*Rental rates reflect full-service gross **Does not include renewals. 
Source: Cushman & Wakefield, Philadelphia Marketbeat, Office, Q3 2023 
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Figure 21.  Business Parks: Montgomery County 

 
Source: Montgomery County Planning Commission, Esri   

Retail  

Philadelphia Retail Market 

The Philadelphia MSA’s retail market has been slowly rebounding since the Covid-19 

pandemic and has seen positive year-to-date net absorption of retail space. 

According to fourth-quarter 2023 data provided by CBRE Research, a commercial real estate services and 

investment firm, there is approximately 127.7 million square feet of retail space in the Philadelphia MSA. 

Overall, the MSA has seen positive year-to-date net absorption of retail space (736,343 square feet), 

largely driven by newly opened restaurants and experiential retailers in Philadelphia Center City, as well 

as holiday shopping and tourism, which has been slowly rebounding since the Covid-19 pandemic when 

hotels and restaurants were heavily impacted by pandemic-related restrictions.  
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Figure 22.  Retail Net Absorption and Availability Trends: Philadelphia MSA 

 

Source: CBRE Research, Philadelphia Retail, Q1 2023 

Montgomery County Retail Market 

With a quarter of the nine-county Philadelphia MSA’s retail square feet located in Montgomery County 

(31.4 million), the county is a major retail hub in the metro area. However, while the county has seen 

negative year-to-date net absorption of retail space (-197,805 square feet), it has a relatively low 

availability rate4 (6.2 percent) compared to the MSA (7.2 percent) and relatively high asking retail rents 

($21.13) compared to the MSA ($19.32) - suggesting the county’s retail market is relatively strong in terms 

of occupancy and demand. Just nine percent of MSA retail space currently under construction is occurring 

Montgomery County.  

Figure 23.  Retail Market Characteristics: Montgomery County, Q4 2023 

County (State) Inventory (SF) 
Availability 

Rate (%) 
In-Line Asking 
Rents (NNN)  

YTD Net  
Absorption 

Under 
Construction 

(SF) 
Bucks County (PA) 20,543,833 4.4 $27.75 280,308 155,000 

Chester County (PA) 9,727,835 7.9 $17.58 81,634 0 

Delaware County (PA) 9,841,647 6.0 $15.44 126,510 78,000 

Montgomery County (PA) 31,404,707 6.2 $21.13 -197,805 35,000 

Burlington County (NJ) 11,295,188 6.2 $17.57 83,947 0 

Camden County (NJ) 10,606,469 7.1 $11.67 482,595 0 

Gloucester County (NJ) 7,925,604 9.5 $17.96 162,206 0 

Mercer County (NJ) 10,875,836 8.4 $16.86 -201,450 167,204 
New Castle (DE) 15,478,648 9.9 $22.95 -81,602 188,579 

Bucks County (PA) 20,543,833 4.4 $27.75 280,308 155,000 

Chester County (PA) 9,727,835 7.9 $17.58 81,634 0 

Philadelphia Region 127,699,767 7.2 $19.32 736,343 623,783 

Source: CBRE Research, Philadelphia Retail, Q1 2023 

 

4 An availability rate is the ratio of available space, which is calculated by dividing the total square feet available by 
the total rentable square feet.  
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Local Shopping Centers 

The township’s largest neighborhood shopping center is currently being expanded and 

remodeled. While not in current redevelopment plans, the creation of multi-family 

residential at this site has been considered. 

According to data provided by the Montgomery County Planning Commission, there 25 shopping centers 

(largely smaller neighborhood and community centers) in the 15-minute PMA, containing over 4.8 million 

square feet of space.5 Just three neighborhood shopping centers (e.g., shopping centers with 

supermarkets and small tenants) are located in Towamencin Township, including the Allen Forge Shopping 

Center, Lidl Towamencin, and the Shops at Town Square (former Towamencin Village Square).  

According to the Township and feedback from CBRE, permits have been obtained for the demolition and 

rebuilding of the facades at the Shops at Town Square (formerly the Towamencin Village Shopping 

Center), the township’s largest shopping center. The Shops at Town Square is a new retail redevelopment, 

which includes complete interior and exterior demolition and remodeling of the entire center, an 

additional 40,000-square-foot grocery anchor, and new retail pad sites (Chipotle, Panera, AT&T, Mattress 

Warehouse).  

While not in current redevelopment plans, the creation of multi-family residential at this site has also 

been considered. 

 

 

Figure 24.  Shopping Centers: 15-Minute PMA 
Location Shopping Centers Gross Floor Area (Sq. Feet) 

Neighborhood 14 1,270,091 

Community 9 1,937,759 

Regional 1 508,935 

Super Regional 1 1,143,649 

15-Minute PMA 25 4,860,434 

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals 
 
 

Figure 25.  Neighborhood Shopping Centers: Towamencin Township 

Name 
Shopping Center 

Location 
Major Tenants/ 

Anchors 
Number of 

Stores 
Gross Floor Area 

(Sq. Feet) 
Year 
Built 

Allen Forge S.C. Valley Forge Rd. CVS 14 54,300 1959 

Lidl Towamencin Oak Boulevard Lidl 1 66,477 1997 

 

5 Montgomery County Planning Commission provides data on shopping centers within the county. The criteria established for a 
shopping center to be included in this inventory are: 1) A center with a supermarket as an anchor and at least two other stores 
connected to it. 2) A collection of five or more stores with at least 30,000 square feet. 3) Any retail operation, such as 
department stores or other specialty stores with a gross floor area of at least 60,000 square feet, including standalone stores.  
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Shops at Town Square (former 
Towamencin Village Square) 

Forty Foot Rd. Planet Fitness 22 to 24 176,501 1990 

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals 

 

Figure 26.  Shopping Centers: Montgomery County  

   

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals, Esri   

  

Allen Forge S.C. Lidl Towamencin Shops at Town Square

15-Minute PMA 

Montgomery County 
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Residential  

Very little new housing has been built or permitted in the township over the past two 

decades, contributing to the existing low housing vacancy rate.  

Existing Housing Inventory 

The township contains approximately 7,740 housing units, with 66 percent of housing in the township 

built between 1970 and 2000, and very little built over the past two decades.  

Figure 27.  Existing Housing Inventory 

Metric (Year) 
Towamencin 

 Township 
15-Minute 

PMA 
Montgomery 

County 
Philadelphia 

MSA 

Total Housing Units (2023) 7,742 77,257 354,750 2,632,807 

Median Year Structure Built (2021) 1981 1979 1969 1965 

Source: Esri 

Figure 28.  Housing Units by Year Built, 2021 

 
Source: Esri 

Figure 29.  Housing Unit Permit Trends: Towamencin Township 

 

Source: Census Bureau's Building Permits Survey, SOCDS Building Permits Database 
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Varied housing types can accommodate households with different housing needs, 

preferences, and life stages. 

Housing Tenure and Type  

Like much of Mongomery County, the township is suburban in nature (71 percent of homes are 

characteristic of single-family housing) with most homes owner-occupied (70 percent). Just 30 percent of 

homes are renter-occupied. Varied housing types can accommodate households with different housing 

needs, preferences, and life stages, and support sustainable development by promoting efficient land use 

and reducing urban sprawl, which can lead to more walkable neighborhoods. 

 

Figure 30.  Housing Units and Tenure, 2023 

 

Source: Esri 
 

Figure 31.  Housing by Structure Type, 2021 

 

Note: Single-family detached (SFD) represents housing units which stand alone on a lot and do not share any party walls. Single-
family attached (SFA) represent housing units in which two or more units share a vertical party wall but have individual entries 

into the units, frequently with common open spaces. 
Source: Esri  

70%

73%

71%

67%

30%

27%

29%

33%

Towamencin Township

15-Minute PMA

Montgomery County

Philadelphia MSA

Owned Housing Units Rented Housing Units

46%

55%

54%

44%

25%

22%

20%

30%

Towamencin Township

15-Minute PMA

Montgomery County

Philadelphia MSA

SF Attached SF Dettached Duplex 3-9 units 10-49 units 50+ units



Towamencin Township Comprehensive Plan 

25 

The township’s rental housing market is extremely tight, with nearly half of renter 

households considered housing cost-burdened. The development of new rental 

housing could help alleviate the tight rental market and cost-burdened households. 

Housing Vacancy 

Vacancies can occur naturally as properties are put up for sale or rent or undergo turnover between 

occupants. In 2022, while the vacancy rate among ownership units in the township (1.4 percent) was tight, 

it was slightly higher than that in the county (1.1 percent). However, the vacancy rate among rental units 

(2.4 percent) was much lower than that in the county (6.3 percent), suggesting the township has a 

relatively tight rental housing market.6 

Figure 32.  Detailed Vacancy Rates by Housing Tenure, 2022 

 

Source: American Community Survey 5-Year Estimates; 4ward Planning Inc., 2024 

Housing Costs 

According to Census data, the median home value in the township ($430,926) is relatively affordable given 

the township’s median household income ($101,772). For example, the median home value in the 

township is equivalent to 4.2 times its median annual household income. For comparison purposes, the 

national median home value is approximately five times the national annual median household income. 

While 18 percent of owner-occupied households pay more than 30 percent of their incomes on housing 

(considered housing cost-burdened, according to HUD), it is a share less than that in the MSA (27 percent).  

Conversely, in 2021, nearly half of all renter households in the township spent more than 30 percent of 

their monthly incomes on gross rent. The estimated median gross rent (contract rent plus the estimated 

average monthly cost of utilities) in the township is $1,540 per month, which is likely out of reach for 

many low-income households.7  

 

6 Typically, homeowners have a greater financial commitment to a property, leading to lower turnover among 
owner-occupied units. Conversely, renting offers more flexibility, leading to higher turnover and vacancy rates 
among rental units. 

7 In Montgomery County, a two-person household with an income of $44,650 would qualify as a very low-income 
household (50 percent of AMI), and a two-person household with an income of $71,400 would qualify as a low-
income household (80 percent of AMI). Assuming a household can afford 30 percent of its monthly income on 
housing, an affordable gross rent or mortgage payment would be $1,120 per month for a two-person very low-
income household and $1,790 per month for a two-person low-income household. 
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Figure 33.  Housing Cost Metrics 

Metric (Year) 
Towamencin 

Township 
15-Minute 

PMA 
Montgomery 

County 
Philadelphia 

MSA 

Median Home Value (2023) $430,926 $435,319 $424,053 $345,262 

Median Home Value/Median HH Income (2023) 4.2 4.0 3.9 4.1 

Share of Cost Burdened Owner HHs (2021) 18% 21% 23% 27% 

Median Gross Rent (2021) $1,542 $1,406 $1,393 $1,230 

Share of Cost Burdened Renter HHs (2021) 49% 47% 45% 49% 

Source: Esri 

Figure 34.  Affordable Income Limits and Monthly Housing Costs: Montgomery County, 2023 

  
Family Size 

1 2 3 4 

HUD Income Limits by Persons in Family     

Extremely Low (30%) $23,450 $26,800 $30,150 $33,500 

Very Low (50%) $39,100 $44,650 $50,250 $55,800 

Low (80%) $62,500 $71,400 $80,350 $89,250 

Affordable Monthly Rent/Mortgage Payment (30% of Monthly Income)  

Extremely Low (30%) $590 $670 $750 $840 

Very Low (50%) $980 $1,120 $1,260 $1,400 

Low (80%) $1,560 $1,790 $2,010 $2,230 

Source: HUD, FY 2023 HOME Income Limits effective date is June 15, 2023, Montgomery, PA MSA 

Home Sales 

According to housing sales data provided by the Montgomery County Board of Assessment Appeals, 

Towamencin Township had a median sales price of $428,000, with this sales price highest among single-

family detached homes ($533,000) and lowest among multi-family condos ($195,000). From 2021 to 2022, 

the median sales price in the township increased by $78,000 (or by 22.3 percent), suggesting there is 

significant demand for housing in the township. The inventory of homes for sale declined from 2021 to 

2022, which exerted upward pressure on home prices. Despite an increase of interest rates over the 

course of 2022, housing demand continues to be strong in both the township and county. 

 

Figure 35.  Median Sales Prices, 2022 

 

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals, 2022 Median Prices for 
Housing 
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Residential Supply/Demand Analysis 

The following summarizes the assumptions used to develop the residential supply/demand analysis.  

• Esri data projects the housing vacancy rate in the 15-minute PMA will be 3.4 percent by 2028. It is 
assumed the township will maintain a natural average annual housing vacancy rate of 3.0 percent, 
allowing for housing turnover. It is assumed the remaining vacant housing within the PMA (0.4 
percent) is vacant due to physical obsolescence or seasonal, recreational, or occasional use. 

• A small portion (1.0 percent) of the remaining housing stock becomes physically obsolete annually. 
• Based on 2021 primary worker data provided by the U.S. Census Bureau and average 2020 to 2030 

industry employment growth rate projections provided by the Pennsylvania Department of Labor and 
Industry for Montgomery County, the number of primary workers within the PMA is expected to 
increase by 3,830 from 2023 to 2028 (0.7 percent per year). 

• Currently, 77 percent of primary workers commute from outside the PMA. We assume five of every 
100 PMA workers would trade their commute if adequate housing choice were available in the PMA. 

In addition to units currently in the development pipeline, Towamencin Township has 

the potential to support 128 to 214 additional multi-family units by 2028. 

Largely due to existing pent-up demand from workers who commute into the township, by 2028, there 

will be an estimated net demand for approximately 4,280 residential units in the PMA. Assuming between 

three- and five-percent of these units could be captured locally, the township could accommodate 

between 128 and 214 units by 2028.  

 

Figure 36.  Township Net Dwelling Unit Demand Through 2028 
   
  2023 2028 
Housing Demand Metrics   
Estimated Households in 15-Minute PMA (0.4% growth rate)  74,468   75,855  
Estimated Primary Workers in 15-Minute PMA (0.7% growth rate)  107,860   111,690  
Estimated Primary Workers Residing Outside 15-Minute PMA (77%)  82,660   85,570  
Estimated Pent-Up Housing Unit Demand from Commuting Area Workers (5%)  4,133   4,280  
Estimated Number of Naturally Occurring Vacant Housing Units (3%)  2,318   2,360  

Estimated Aggregate Housing Unit Demand in 15-Minute PMA  80,919   82,495  
      
Housing Supply Metrics   
Estimated Housing Units in 15-Minute PMA  77,260   78,540  
Physically Obsolescent Units (0.4% of total units, 1% annual obsolescence rate)  309   320  
New Units Added in 15-Minute PMA (0.3% growth rate) -  1,280  
Estimated Net Marketable Housing Units in 15-Minute PMA  76,951   78,220  
      
Net Housing Demand/Supply Calculation   
Estimated Aggregate Housing Unit Demand in 15-Minute PMA  80,919   82,495  
Subtract Estimated Net Marketable Housing Units in 15-Minute PMA  76,951   78,220  
Net Housing Unit Demand/ (Excess Units)  3,968   4,275  
Township Unit Capture (3%)  119   128  
Township Unit Capture (5%)  198   214  

Source: 4ward Planning, Inc. 
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National Trends 

The nation’s build-to-rent (BTR) sector has experienced significant growth in recent 

years, driven by factors such as changing demographics, lifestyle preferences, and a 

shortage of affordable housing options for renters.  

Build-to-Rent Market 

According to CBRE Research, build-to-rent (BTR) developments are new residential communities that have 

the characteristics of single-family homes (no residents living above or below) but built for renters desiring 

features not typically offered with multifamily properties.  

Most BTR properties consist of 50 or more homes or townhomes, typically between six to 12 dwelling 

units (DUs) per acre. BTR properties are owned by a single entity and are professionally managed. BTR 

communities are typically located in less dense suburban or exurban locations within a one-hour commute 

of an urban center.  

While many BTR properties offer some community amenities like walking trails, opens spaces, and dog 

parks, some also offer more significant amenities like swimming pools, clubhouses, and gate access.  

The BTR sector has experienced significant growth in recent years, driven by factors such as changing 

demographics, lifestyle preferences, and a shortage of affordable housing options for renters. Multiple 

factors create compelling fundamentals for driving rent growth: including a 1) national housing shortage, 

2) a surge of millennials creating families and outgrowing traditional apartments, 3) baby boomers 

downsizing (with some choosing the flexibility and low-maintenance lifestyle of renting), 4) an increased 

housing demand in suburbs and exurbs accelerated by COVID remote work trends, and 5) a limited BTR 

supply, exacerbated by a constrained construction lending environment and entitlement challenges in 

many locations. 

 

Figure 37.  BTR Product Groupings 

Product Type Product Description 
Typical Home Size Range Typical Density 

(DUs/acre) Smaller Larger 

Horizontal Multi-Family 
Small single-family detached and 
attached homes 

650 SF 
1 Bed/1 Bath 

1,400 SF 
3 Bed/2 Bath 

12 

Two-Story Townhomes 
Homes in two- to seven---unit building 
configurations 

1,300 SF 
2 Bed/2 Bath 

1350 SF 
4 Bed/25 Bath 

10 

Cottages 
Detached or attached single-family 
homes on smaller lots 

1,300 SF 
2 Bed/2 Bath 

1,750 SF 
4 Bed/25 Bath 

10 

Traditional Single-Family Detached homes on traditional lots 
1,400 SF 

3 Bed/2 Bath 
2,000 SF 

4 Bed/3 Bath 
8 

Luxury Single-Family 
Detached and attached homes on 
individual lots 

2,000 SF 
3 Bed/2 Bath 

2,800 SF 
4 Bed/3.5 Bath 

6 

Source: CBRE Research, Build-to-Rent (BTR) Overview, Intelligent Investment, June 2023 
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Figure 38.  BTR Subcategories  

 

Source: CBRE Research, Build-to-Rent (BTR) Overview, Intelligent Investment, June 2023 

Figure 39.  BTR Demand Drivers 

 

Senior Housing 

Senior Housing Types 

Senior housing services can evolve across different senior housing products, including both single-family 

and multifamily housing products. For example, active adult (AA) properties or communities are 

essentially age-qualified housing (owner or renter) offering some activities or socialization programs, 

while independent living (IL) housing offers additional services such as transportation, laundry, and meals.  

Continuing Care Retirement Communities, also known as CCRCs or Life Plan Communities, are facilities 

which typically offer a variety of independent living arrangements for residents, together with medical 

and nursing services, full central dining accommodations, and educational, recreational, and social 

Horizontal Multi-Family Single-Family Detached
Single-Family Attached (SFA) 

(Duplex/Townhome)

• Favorable millennial demographics / Renters-by-choice

• Rising for-sale housing costs

• High cost of homeownership

• Increasing need for financial flexibility

• Remote work - and the need for more space

• Population migration patterns / Appeal of less dense neighborhoods

• Access to outdoor space / Amenities

RENTER Demand Drivers

• Outsized rent growth and low vacancy rates

• Strong net absorption and lower resident turnover

• Diverse set of consumers

• Product diversification (multi-asset investors)

• Exit optionality

• Relatively low institutional exposure to date

INVESTOR Demand Drivers
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activities for those who wish to partake of them. AA senior housing is a relatively new product, while 

traditional senior housing is composed of majority IL, assisted living (AL), or nursing care (NC) facilities. 

 

Figure 40.  Senior Housing Evolution of Services 

 Shelter 
Activities/ 
Recreation 

Social-
ization 

Transport/ 
Laundry 

Meals 
Included 

ADL 
Services* 

Specialized 
Memory 

Care 

Short-Term 
Post-Acute 

Care 

Long-Term 
Chronic 

Care 

Conv. Housing X         

Active Adult (AA) X X X       

Independent Living (IL) X X X X X     

Assisted Living (AL) X X X X X X X   

Memory Care X X X X X X X   

Skilled Nursing X X X X X X X X X 

*ADL (activities of daily living) services include medication management and assistance with bathing, dressing, and mobility. 
Source: Berkadia, Seniors Housing Active Adult, 2022 Report; Active Adult Rental Properties, Defining the Emerging Property 
Type, October 2022 

National Trends 

While the traditional senior housing market was profoundly impacted by the Covid-19 

pandemic, the relatively new active adult (AA) senior housing product has been 

booming in recent years, largely due to the sizable baby boomer population that is 

aging yet remaining physically active. AA facilities typically command rent premiums 

and provide higher-end amenities. 

Active Adult 

A 2022 report published by Berkadia, a national provider of senior housing data, indicates the market for 

AA rental properties has enormous potential, due to several factors including a large and immediate 

demand pool (i.e., the aging baby boomer population), no required healthcare licensure, less operational 

intensity than senior housing, potential rent premium compared to conventional multi-family properties, 

and typically longer length of stay than that of senior housing residents or younger multi-family residents.  

• On average, AA residents rent for six to nine years, with 80 percent retention in stabilized properties 

- making the active adult segment very attractive to risk-averse investors and developers once the 

properties stabilize.  

• AA property rent rates are typically 10 to 30 percent higher than comparable multi-family in a given 

area, and anywhere from 30 to 50 percent lower than IL properties in the market, depending on the 

level of luxury amenities offered.  

• AA residents will pay a rent premium over conventional multi-family housing to live with their peers 

in a setting with a distinct lifestyle or culture but desire lower rents than IL facilities.  
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Figure 41.  Action Adult Key Performance Indicators 

 

Source: Berkadia, Seniors Housing Active Adult, 2022 Report 

Traditional Senior Housing 

According to data provided by the National Investment Center for Seniors Housing & Care (NIC), the 

traditional senior housing market (composed of majority IL, AL, or NC facilities) was profoundly impacted 

by the Covid-19 pandemic but has been recovering at a steady pace, especially among majority IL facilities.  

Throughout the end of 2022 and into the first half of 2023, the senior housing market is seeing two 

divergent trends: occupancy rates continue to recover while new supply eases, but the higher inflation 

environment has created an additional headwind through rising expenses and interest rate risk.  

According to data provided by NIC, IL properties’ average occupancy grew by 70 basis points to 86.1 

percent in the third-quarter of 2023. 

Figure 42.  Senior Housing Market Fundamentals, 3Q23 
  
  

Seniors Housing Nursing Care 

Majority IL Majority AL Majority NC 

Occupancy 86.1% 82.6% 82.4% 

Annual Rent Growth 4.8% 6.1% 4.5% 

Annual Absorption 3.2% 5.6% 2.8% 

Construction vs. Inventory 4.6% 4.7% 0.2% 

Annual Inventory Growth 1.2% 1.5% -1.0% 

Rolling 4-Quarter Starts vs. Inventory 1.6% 1.6% 0.0% 

Source: NIC, Seniors Housing Market Fundamentals Insights, 3Q23 
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Figure 43.   Traditional Senior Housing Occupancy Trends 

Source: NIC, Seniors Housing Market Fundamentals Insights, 3Q23 

Local Inventory  

Age-restricted housing communities and IL units represent 11 percent of all units in 

Towamencin Township (compared to just six percent of all housing units in the 

county). The 326-unit Del Webb North Penn 55-plus retirement community is 

currently under construction in neighboring Hatfield Township. 

According to data provided by the Montgomery County Planning Commission, there are 128 age-

restricted housing communities and IL units in CCRC in the county (inventory does not include AL or NC 

units/beds). These communities provide approximately 20,290 units, representing six percent of all 

housing units in the county. Approximately 33 percent of these units (6,687 units) are in the 15-minute 

PMA (representing nine percent of all units in the township), and 855 of these units are in Towamencin 

Township (representing 11 percent of all units in the PMA).  

There is one age-restricted community currently under construction: the 326-unit Del Webb North Penn 

55-plus active adult community. Morningside CCRC community was recently completed.  
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Figure 44.  Age-Restricted Housing Summary: Montgomery County 

Location 
Age-Restricted by Type Total  

Age-Restricted 
Share of Total 
Housing Units SF Detached SF Attached Mobile Homes Multifamily 

Towamencin Twp. - 282 250 323 855 11% 

15-Minute PMA 966 2,522 702 2,497 6,687 9% 

Montgomery County 2,484 5,047 1,778 10,922 20,231 6% 

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals 
 
 

Figure 45.  Comparison of Age-Restricted Housing Type by Geography 

 
Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals 
 

Del Webb North Penn

• 2-3 bdr. SF home starting $559,990

• 2-4 bdr. Townhomes starting $477,990

• 8,000+ square foot clubhouse with fitness center, outdoor pool, 
fire pit, sport courts, and a lifestyle director.

14%

12%

33%

38%

25%

38%

10%

9%

29%

37%

54%
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Towamencin Twp.

15-Minute PMA

Montgomery County
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Figure 46.  Age-Restricted Housing Map 

 

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals 

  

Montgomery 

County 

 15-Minute PMA 

Towamencin 

Township 
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Figure 48.  Age-Restricted Housing in 15-Minute PMA 

 

Development Name Municipality Total Units SFD SFA MF MH Year Built 

Normandy Farms Estates Whitpain 452 9 93 350 
 

1983, 2000, 2019 

Reserve at Gwynedd Upper Gwynedd 411 91 145 175 
 

2005-2009 

Peter Becker Community Franconia 343 
 

343 
  

1971, 1991, 2007 

Del Webb Hatfield Twp. 326 160 166 
  

2022 - Present 
Meadowood Worcester 324 40 

 
284 

 
1988, 2020 

Meadow Glen Skippack 225 225 
   

2007-2019 

Foulkeways at Gwynedd Lower Gwynedd 264 11 253 
  

1960 

Walnut Meadows Towamencin Twp. 250 
   

250 1995 

Derstine Run Hatfield Twp. 180 
  

180 
 

2012 - 2021 

Schwenkfeld Manor Towamencin Twp. 223 
  

223 
 

1974 

Stony Creek Farms Worcester 209 
 

209 
  

2008 - 2015 

Hidden Springs Franconia 208 
   

208 1990 
Brittany Pointe Estates Upper Gwynedd 204 

  
204 

 
1992 

Souderton Mennonite Homes Franconia 198 
 

31 167 
 

1980 

Pinnacle at Plymouth Meeting Plymouth 197 
  

197 
 

2020 

Dock Acres/Dock Woods/Dock Gardens Towamencin Twp. 174 
 

174 
  

1981, 1986, 2003 

Whitpain Farms Whitpain 171 
 

171 
  

1984-1986 

Lion's Gate 1 and 2 Franconia 156 
 

156 
  

1997-2000 

Arbour Square Lower Salford 146 
  

146 
 

2006 
Blue Bell Springs Whitpain 139 

   
139 2001 

Elm Terrace Gardens Lansdale 135 
  

135 
 

1981 

Meadows at Skippack Skippack 125 125 
   

2004-2006 

Harrington Village Franconia 120 
 

120 
  

2005-2006 

Gwynedd Woods Upper Gwynedd 105 
   

105 1995 

Parkview at Oakcrest Lower Salford 100 
  

100 
 

2001 

Valley Vista Apartments Souderton 100 
  

100 
 

1978 
Dock Manor Towamencin Twp. 100 

  
100 

 
1981 

Indian Valley Greenes Franconia 89 
 

89 
  

2005-2006 

Arbours at Skippack Skippack 87 87 
   

2001 

The Colony at Skippack Skippack 82 82 
   

2001 

Tarrington Village Hatfield Twp. 79 
 

79 
  

2003-2004 

Wyndham Woods Hatfield Twp. 68 
 

68 
  

2000 

Kingsfield Franconia 66 66 
   

2000-2002 
Village at Newbury Towamencin Twp. 66 

 
66 

  
2001-2002 

North Penn Commons Lansdale 60 
  

60 0 2016 

Arbour Greene Hatfield Twp. 52 
 

52 
  

2003 

Gwynedd Commons Upper Gwynedd 48 
 

48 
  

2001-2003 

Mill Run Upper Gwynedd 48 
 

48 
  

2003 

Sherwood Reserve Plymouth 44 
 

44 
  

2006-2009 

Waterford Crossing Towamencin Twp. 42 
 

42 
  

2004 
Salford Mill Lower Salford 40 

 
40 

  
2000-2001 

Valley Manor Lower Salford 40 
  

40 
 

1983 

Wilshyre Village Lower Salford 40 
 

40 
  

2002-2003 

Hidden Meadows Hatfield Twp. 36 
 

36 
  

2004-2005 

Pleasant Grove Apartments Hatfield Twp. 36 
  

36 
 

1988 

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals 
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The township has a relatively large share of residents ages 65 and older (26-percent), 

which is a “target market” for potential new senior housing development aimed at 

seniors interested in remaining in the township as they age and require health 

services. 

Senior Housing Demand 

Compared to the MSA, the township has a relatively high share of residents ages 65 and older 

(approximately 26 percent of its total population), which is a “target market” for potential new senior 

housing development aimed at seniors interested in staying in the township. Not surprisingly, the median 

age in the Township (48 years) is also higher than that found in the MSA (40 years).  

Figure 49.  Adult Population Distribution by Life Stage, 2023  

  

Source: Esri 
 

Figure 50.  Median Age 

 
Source: Esri 
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The near-term increase in PMA residents ages 65 and older should drive additional 

demand for senior housing, which could be captured in the township. Consideration 

should be given to marketing new units as “age-targeted” rather than “age-

restricted,” in preparation for longer-term population shifts and changing demand. 

The largest demand for AA and IL units is expected to come from residents ages 65 and older. The table 

below compares the age distribution of people ages 55 and older in the 15-minute PMA across time. 

Largely due to the aging of the sizable baby boomer population (representing those currently between 

ages 59 and 77), the number of older adults (55-plus) living in the PMA has been increasing over the past 

two decades and is expected to continue in the near term. While persons 55 and older represented just 

29 percent of PMA residents in 2010, this segment will represent 37 percent of the PMA’s population by 

2028. As highlighted below, near-term senior housing demand in the PMA will be significantly driven by 

persons 65 and older, who largely represent the target market for senior housing (average age for AA and 

IL housing is 73 years and mid-80s, respectively). From 2023 to 2028, PMA residents ages 65 and older are 

projected to increase by 5,510. 

Figure 51.  55-Plus Population Age Distribution: 15-Minute PMA 

Age Cohort 
Total Population Population Change 

2010 2020 2023 2028 2020-2023 2023-2028 
55-64 23,134 28,141 27,564 25,283 -577 -2,281 

65-74 13,585 21,582 22,364 24,007 782 1,643 
75+ 14,690 18,373 18,224 22,091 -149 3,867 

Total 55+ 51,409 68,096 68,152 71,381 56 3,229 
Total 65+ 28,275 39,955 40,588 46,098 633 5,510 

Share of Total Pop 55+ 29% 36% 35% 37%   
Total Pop. (All Ages) 177,861 190,520 192,579 194,259 2,059 1,680 

Source: Esri 

Senior Income and Tenure Characteristics 

PMA residents ages 65 and older with annual median household incomes of $75,000 

and higher present potential opportunities for market-rate AA and IL housing.  

Income levels among residents 55 and older can vary significantly, as some younger senior householders 

may still be working into traditional retirement years, while older senior households may be retired with 

incomes supplemented by pensions, savings, investments, or social security. Median household income 

levels among PMA seniors are highest among householders 55 to 64 ($130,320), compared to those 

between 65 to 74 ($85,170), and those 75 and older ($50,400). There are currently 10,910 householders 

ages 65 and older with annual incomes of $75,000 and higher, a number which is expected to increase to 

14,770 by 2028 - presenting potential opportunities for market-rate AA and IL housing. 

Homeownership rates typically decline as householders age and transition into senior housing. For 

example, in 2020, homeownership rates in the PMA ranged from 72 percent among householders 65 to 
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74, to 43 percent among householders 75 and older. This sharp drop in homeownership suggests PMA 

seniors begin to consider moving into non-owner-occupied housing alternatives in their mid-70s. These 

seniors may no longer desire or be able to maintain their single-family homes or prefer to move into 

housing that offers greater freedom from maintenance and/or includes supportive services. 

 

Figure 52.  Median HH Income by Age of Householder, 2023 

 

Source: Esri 
 
 

Figure 53.  Senior Householders with Median HH Incomes $75,000 or Higher 

 Householder Age 

Total 55+ Total 65+ 55-64 65-74 75+ 

2023 11,265 7,406 3,506 22,177 10,912 

2028 11,232 9,202 5,569 26,003 14,771 

Source: Esri 

Figure 54.  Homeownership Rate Among Senior Households, 2020 

  

 Source: Esri 
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Appendix 

Interviews 

4ward Planning conducted email and telephone outreach to knowledgeable area real estate professionals 

for their perspectives of the local market. In total, 10 individuals were identified and contacted via email 

and telephone, with a series of follow-up correspondence. The following responded and subsequently 

offered their time and insight, supplementing our data analysis. 

• Jennifer Bevivino, Manager, Coldwell Banker Hearthside, Landsdale 

• Gary Cassel, Owner & Sales Associate, Berkshire Hathaway Homeservices Keystone Properties, 

Landsdale 

• Doug Kriebel, Owner & Agent, Coldwell Banker Hearthside, Landsdale 

• Reeves Miller, Owner & Sales Associate, Berkshire Hathaway Homeservices Keystone 

Properties, Landsdale 

• Mark Nicoletti, Co-CEO, Philadelphia Suburban Development Corporation (PSDC) 

• Ted Miller, Owner & Sales Associate, Berkshire Hathaway Homeservices Keystone Properties, 

Landsdale 
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What is Fiscal Impact Analysis and 

Why Perform the Analysis?
A fiscal impact analysis examines the linkage between local government revenue generated by 

new development and its resultant municipal service costs (e.g., police, fire, schools, sanitation, 

etc.). The outcome of such an analysis is to produce a project-related estimate of community 

service costs to projected revenues, a “cost-revenue ratio,” which will be positive (a revenue 

surplus), negative (a revenue shortfall), or neutral (break-even).

Land-use planning (specifically, creation of a comprehensive plan) involves decisions which have 

real world consequences (e.g., the number of new households which will form; the type and scale 

of commercial buildings; the number of new public personnel needed to facilitate public services; 

increase in public facility usage; etc.).  Projecting the fiscal impacts of land-use decisions, in 

advance of implementing the land-use plan, is a prudent action to help avoid long-term 

undesirable impacts to a community’s financial position and quality of life.
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What is 4ward Planning’s Charge?

Simone Collins requested 4ward Planning to perform fiscal impact analyses associated with 

hypothetical development scenarios for select areas within Towamencin Township.

The land-use scenarios modeled for fiscal impacts are deemed market receptive based on the 

earlier performed market analysis conducted by 4ward Planning in support of the comprehensive 

planning effort.

While fiscal impact analyses, when well performed, can identify service and capital cost impacts 

associated with future land development projects, it is not an exact science.  There are many 

variables and assumptions which underpin fiscal impact modeling and slight changes to any these 

will, likely, produce varying results.

Furthermore, while 4ward Planning has modeled fiscal impacts associated with market 

supportable development and redevelopment scenarios for select locations within Towamencin 

Township, it should not be assumed such development would occur simultaneously.  Indeed, the 

likelihood is that if these build-out scenarios were to occur they would happen over a period of 

three- to five-years; and, even then some of the supported land-uses will not come to fruition due 

to a lack of market demand at some distant future point.
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Development Scenarios Modeled

Town Center Development

This scenario is comprised of 152,045 s.f. of retail, 45,000 s.f. of office, 480 multi-family dwelling 

units, a 100-room limited-service hotel and an 18,000 s.f. community center.  The limited-service 

hotel is not modeled for fiscal impact analysis, as a hotel lease rate is unavailable.  The 

community center is also not modeled, as it is likely to be non-taxable and have limited service 

cost impacts.

First Stabilized Year Projected Revenue - Township: $811,017

First Stabilized Year Projected Revenue– North Penn School District (NPSD):  $3,341,445

First Stabilized Year Projected Service Cost - Township: $538,208

First Stabilized Year Projected Service Cost – NPSD: $460,009

First Stabilized Year Projected Fiscal Impact – Township: $272,809

First Stabilized Year Projected Fiscal Impact – NPSD: $3,154,245

Page 6

Note: First stabilized year for all scenarios modeled assumes the project is at its long-term equilibrium rate, which is 

typically year two after receiving a certificate of occupancy; projected revenues are inclusive of real property taxes, 

local service taxes and earned income taxes.  See methodology section of the report on page 37.



Development Scenarios Modeled

Shopping Center Development

This scenario is comprised of 250,000 s.f. of retail, inclusive of a 129,000 s.f. Target, a 41,000 

s.f. grocery store and in-line shops and restaurants.  The project is to complement an existing

242,000 s.f. commercial center.

First Stabilized Year Projected Revenue - Township: $432,019

First Stabilized Year Projected Revenue– North Penn School District (NPSD):  $2,162,888

First Stabilized Year Projected Service Cost - Township: $348,063

First Stabilized Year Projected Service Cost – NPSD: $0

First Stabilized Year Projected Fiscal Impact – Township: $83,956

First Stabilized Year Projected Fiscal Impact – NPSD: $2,162,888

Page 7

Note: First stabilized year for all scenarios modeled assumes the project is at its long-term equilibrium rate, which is 

typically year two after receiving a certificate of occupancy; projected revenues are inclusive of real property taxes, 

local service taxes and earned income taxes.  See methodology section of the report on page 37.



Development Scenarios Modeled

Single-Family Housing Development

This 150 single-family detached housing unit scenario is comprised of 80 non-age restricted four-

bedroom units with an estimated sales value of $650,000;  40 age-restricted three-bedroom 

carriage units with an estimated sales value of $525,000; and 30 age-restricted three-bedroom 

bungalow units with an estimated sales value of $460,000.

First Stabilized Year Projected Revenue - Township: $260,427

First Stabilized Year Projected Revenue– North Penn School District (NPSD):  $971,708

First Stabilized Year Projected Service Cost - Township: $250,757

First Stabilized Year Projected Service Cost – NPSD: $318,750

First Stabilized Year Projected Fiscal Impact – Township: $9,670

First Stabilized Year Projected Fiscal Impact – NPSD: $652,958

Page 8

Note: First stabilized year for all scenarios modeled assumes the project is at its long-term equilibrium rate, which is 

typically year two after receiving a certificate of occupancy; projected revenues are inclusive of real property taxes, 

local service taxes and earned income taxes.  See methodology section of the report on page 37.



Fiscal Impact Scenario

Town Center Development

Page 9



This development scenario which is bound by the Pennsylvania Turnpike Northeast Extension to the west, 

Bustard Road and Forty Foot Road to the north, a residential neighborhood immediately off Williamsburg 

Way to the east and Reiff Road and a residential neighborhood to the south, currently contains more than 

100,000 s.f. of existing commercial space.

Philadelphia Suburban Development Corporation (PSDC) is proposing the following development program 

for the nearly 68-acre development site:

 

Town Center Development
Overview

Page 10

Land-Uses S.F. DUs Rooms Acres

Retail 152,045

Office 45,000

Multi-Family 480

Hotel 100

Open Space 8.3



Town Center Development

To perform fiscal impact modeling on the residential portion of the build-out program, 4ward 

Planning made assumptions concerning the bedroom counts for the multi-family component of the 

development based on the recently completed residential market analysis performed by 4ward 

Planning and specific to newly developed multi-family development in the regional market area 

(Note: 358 of the 480 multi-family units will be developed in stand-alone buildings and the balance 

will be constructed as the upper floors of mixed-use buildings).

Bedroom counts are the basis for estimating population metrics and are used with estimated 

population multipliers (based on the latest five-year American Community Survey (ACS) data for 

Pennsylvania) to project the number of adults and public school-age children associated with the 

residential build-out.

Residential multiplier data and the associated methodology is exhibited in the methodology section 

of this report starting on page 37.

Residential Land-Uses
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Residential Land-Uses

Monthly Rent Rate
Annual

Gross Vacancy Effective Annual Annual Net

Market Units Pct. S.F. Rent Rate per S.F. Rent Factor Rent Operating Income

Studios 80 17% 575 $1,600 $2.78 $1,536,000 10% $1,382,400 $1,105,920

1BR 120 25% 825 $1,950 $2.36 $2,808,000 10% $2,527,200 2,021,760

2BR 220 46% 1,190 $2,500 $2.10 $6,600,000 10% $5,940,000 4,752,000

3BR 60 13% 1,240 $2,850 $2.30 $2,052,000 10% $1,846,800 1,477,440

Total 480 481,440 $12,996,000 $11,696,400 $9,357,120

Weighted Avg. 1,003 $2,256 $2.30

The above table exhibits the residential land-use type and number of units. The 480 units comprised of 

studio, one-, two-, and three-bedroom units will have a weighted average leasable 1,003 s.f. and a 

weighted average monthly rent of $2,256.  Total effective annual rent is an estimated $11.7 million and 

monthly rent rates are estimated based on the observed rental rates for the newest multi-family rental 

projects located in the Towamencin market area (an approximate 10-mile radius of the township).

The net leasable building area represents total building area, exclusive of common areas is 481,440 s.f., 

representing 83 percent of the gross building square footage (579,759).

   

Town Center Development
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Estimated lease rates are based on currently observed commercial retail, office and restaurant 

lease rates in the market area containing Towamencin Township and assumes newly built space will 

command premium lease rates. Presently, a hotel lease rate is unavailable and, consequently, a 

hotel value for tax assessment purposes is not factored into the fiscal impact analysis. Further, a 

proposed 18,000 s.f. community center is excluded from this analysis as it is likely to be tax exempt 

and have limited-service cost impacts to the township.

Commercial Land-Uses

Commercial Space Type S.F.
Annua Lease 

Rate/S.F.
Gross Annual

Lease Payment
Vacancy 

Factor
Effective Annual 

Lease Payment Annual NOI

General In-Line Retail 50,000 $25 $1,250,000 10% $1,125,000 $956,250

MF Ground Floor Retail 46,323 $26 $1,204,398 10% $1,083,958 $921,364

Dining Establishments 32,250 $30 $967,500 10% $870,750 $740,138

Medical Office 27,000 $25 $675,000 7% $627,750 $533,588

Grocery Outlet 23,295 $22 $512,490 7% $476,616 $405,124

General In-Line Office 18,000 $24 $432,000 10% $388,800 $330,480

Total 196,868 $5,041,388 $4,572,874 $3,886,944

Town Center Development
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745 Residents

122 Public School Children

720 Full- and Part-Time Employees

Town Center Development
New Residents and Workers
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Twp. Property Tax Revenues

Twp. Local Svc. Tax Revenues1

Twp. Earned Inc. Tax Revenues

$   576,120

$     29,148

$   205,749

$3,135,696 NPSD Property Tax Revenues

$   205,749 NPSD Earned Inc. Tax Revenues

$                0 NPSD Local Svc. Tax Revenues

Town Center Development
Projected First Year Stabilized Revenues

$    811,017

Total First Year 

Stabilized Revenue

Total First Year 

Stabilized Revenue

$3,341,445
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1 $52 multiplied by the 720 new jobs in the township.



2 Police Officers ($120,000 each, 

inclusive of salary and benefits)

Note: The above personnel and associated labor cost estimates are based on interviews 4ward 

Planning conducted with the Towamencin manager and the North Penn School District 

superintendent and business administrator. 

Town Center Development
Projected Increase in Township and School Personnel
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2 DPW Employees ($100,000 each, 

inclusive of salary and benefits)

1 Code Enforcement Officer 
($80,000, inclusive of salary and benefits)

0 School District Employees



Twp. First Year Service Cost

NPSD First Year Service Cost

$  538,208

$  460,009

Town Center Development
Projected First Year Stabilized Service Costs
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The above service costs are associated with the full build-out in the first stabilized year (in other words, 

when the buildings reach their long-term occupancy rates of 95- and 90-percent for residential and 

commercial, respectively). The township’s and school district’s annual service costs accounts for new 

personnel, if any, identified on the previous page and are estimates.  No capital costs (e.g., purchase of 

new vehicles or equipment, or construction of new buildings) is accounted for in the above cost values. 

Note: See budget adjustment methodology section starting on page 43 which also 

describes operating costs included in the analysis.



Twp. First Year Projected Service Cost

NPSD First Year Projected Revenue

$      538,208

$  3,341,445

Town Center Development
Projected Net Fiscal Impact for First Stabilized Year

$       811,017 Twp. First Year Projected Revenue

$      272,809 Positive Net Fiscal Impact

$ 460,009

$  2,881,436

NPSD First Year Projected Service Cost

Positive Net Fiscal Impact
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Note: School district revenues are exclusive of state and federal aid.



Fiscal Impact Scenario

Shopping Center Development
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Shopping Center Development
Overview

Page 20

This development scenario which is bound by Tomlinson Road to the south, Reinert Road to the west, 

Allentown Road to the north and Forty Foot Road to the east, currently contains approximately 242,000 s.f. 

of existing commercial space.  The current development proposal would add just over 250,000 s.f. of 

additional commercial space, comprised of big box retail, a grocery store, casual dining and a fast casual 

restaurant, as well as small-scale retail and personal service businesses.

Philadelphia Suburban Development Corporation (PSDC) is proposing the following development program 

for the nearly 68-acre development site:

 
Land-Uses S.F.

Target 128,842

Grocery Store 41,302

In-Line & Pad Site Retail 66,322

Casual & Fast Casual Dining 13,610

Total S.F. 250,076



Shopping Center Development

Page 21

Commercial Land-Uses

Commercial Space Type S.F.
Annua Lease 

Rate/S.F.
Gross Annual

Lease Payment
Vacancy 

Factor
Effective Annual 

Lease Payment Annual NOI

Target 128,842 $22 $2,834,524 10% $2,551,072 $2,168,411

Grocery Store 41,302 $22 $908,644 7% $845,039 $718,283

In-Line & Pad Site Retail 66,322 $26 $1,724,372 10% $1,551,935 $1,319,145

Casual & Fast Casual Dining 13,610 $30 $408,300 10% $367,470 $312,350

Total 250,076 $5,875,840 $5,315,516 $4,518,189

Estimated lease rates are based on currently observed commercial retail, office and restaurant 

lease rates in the market area containing Towamencin Township and assumes newly built space 

will command premium lease rates. 



Shopping Center Development
New Workers
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666 Full- and Part-Time Employees



Twp. Property Tax Revenues

Twp. LST Revenues1

Twp. EIT Revenues

$    397,387

$      34,632

$                0

$2,162,888 NPSD Property Tax Revenues

$                 0 NPSD EIT Revenues

$                 0 NPSD LST Revenues

Shopping Center Development
Projected First Year Stabilized Revenues

$   432,019

Total First Year 

Stabilized Revenue

Total First Year 

Stabilized Revenue

$2,162,888
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1 $52 multiplied by the 666 new jobs in the township.



Note: The above personnel and associated labor cost estimates are based on broad assumptions 

by 4ward Planning and are subject to further evaluation by township and school district officials.

Shopping Center Development
Projected Increase in Township and School Personnel

Page 24

1 Police Officer 
($120,000, inclusive of salary and benefits)

1 DPW Employee 
($100,000 inclusive of salary and benefits)

1 Code Enforcement Officer 
($80,000, inclusive of salary and benefits)

0 School District Employees



Twp. First Year Service Cost

NPSD First Year Service Cost

$  348,063

$               0

The above service costs are associated with the full build-out in the first stabilized year (in other words, 

when the building reaches its long-term occupancy rate of 95- percent). The township’s and school 

district’s annual service costs accounts for new personnel, if any, identified on the previous page and are 

estimates.  No capital costs (e.g., purchase of new vehicles or equipment, or construction of new 

buildings) is accounted for in the above cost values. 

Shopping Center Development
Projected First Year Stabilized Service Costs
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Note: See budget adjustment methodology section starting on page 43 which also 

describes operating costs included in the analysis.



Twp. First Year Projected Service Cost

NPSD First Year Projected Revenue

$   348,063

$2,162,888

Shopping Center Development
Projected Net Fiscal Impact for First Stabilized Year

$   432,019 Twp. First Year Projected Revenue

$     83,956 Positive Net Fiscal Impact

$ 0

$2,162,888

NPSD First Year Projected Service Cost

Positive Net Fiscal Impact
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Fiscal Impact Scenario

Single-Family Housing Development
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Single-Family Development
Overview

Page 28

This scenario assumes development of 150 single-family housing units on 100-acres of land within the 

current Freddy Hill Farms land parcel and an adjacent undeveloped parcel to the east (the amount of land 

developable after accounting for infrastructure and land coverage requirements).  Single-family housing 

units modeled as detached, carriage and bungalow style and split between non-age restricted and age-

restricted.   

Units

Bedroom 

Count Age-Restricted Housing Type

Estimated 

Sales Price

80 4 No SF-Detached $650,000

40 3 Yes SF-Carriage $525,000

30 3 Yes SF-Bungalow $460,000

150



Single-Family Development

To perform fiscal impact modeling on the residential portion of the build-out program, 4ward 

Planning made assumptions concerning the bedroom counts by housing category, based on its deep 

experience performing residential market studies and known trends concerning household 

formation and household sizes in the study area.

Bedroom counts are the basis for estimating population metrics and are used with estimated 

population multipliers (based on the latest five-year American Community Survey (ACS) data for 

Pennsylvania) to project the number of adults and public school-age children associated with the 

residential build-out.

Residential multiplier data and the associated methodology is exhibited in the methodology section 

of this report. 

Residential Land-Uses
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220 Residents

65 Public School Children

Single-Family Development
80 Single-Family Detached – Non-Age Restricted
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66 Residents

0 Public School Children

Single-Family Development
40 Single-Family Carriage Homes –Age Restricted
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50 Residents

0 Public School Children

Single-Family Development

Page 32

30 Single-Family Bungalow Homes –Age Restricted



Twp. Property Tax Revenues

Twp. LST Revenues

Twp. EIT Revenues

$   162,970

$     12,760

$     84,697

$   887,011 NPSD Property Tax Revenues

$     84,697 NPSD EIT Revenues

$               0 NPSD LST Revenues

Single-Family Development
Projected First Year Stabilized Revenues

$    260,427

Total First Year 

Stabilized Revenue

Total First Year 

Stabilized Revenue

$    971,708
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1 Police Officers

 ($120,000 inclusive of salary and benefits)

1 DPW Employees

 ($100,000 inclusive of salary and benefits)

0 NPSD Employees

Note: The above personnel and associated labor cost estimates are based on broad assumptions 

by 4ward Planning and are subject to further evaluation by township and school district officials.

Single-Family Development
Projected Increase in Township and School Personnel
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Twp. First Year Service Cost

NPSD First Year Service Cost

$250,757

$318,750

Single-Family Development
Projected First Year Stabilized Service Costs

Page 35

The above service costs are associated with the full build-out in the first stabilized year (in other words, 

when the building reaches its long-term occupancy rate of 95- percent). The township’s and school 

district’s annual service costs accounts for new personnel, if any, identified on the previous page and are 

estimates.  No capital costs (e.g., purchase of new vehicles or equipment, or construction of new 

buildings) is accounted for in the above cost values.

Note: See budget adjustment methodology section starting on page 43 which also 

describes operating costs included in the analysis.



Twp. First Year Projected Service Cost

NPSD First Year Projected Revenue

$    250,757

$    971,708

Single-Family Development
Projected Net Fiscal Impact for First Stabilized Year

$    260,427 Twp. First Year Projected Revenue

$    9,670 Positive Net Fiscal Impact

$ 318,750

$   652,958

NPSD First Year Projected Service Cost

Positive Net Fiscal Impact
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Fiscal Impact Methodology
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Population Multipliers -- Methodology
Service costs for municipalities and school districts are, largely, a function of the number of residents and 

public school-age children living in the subject jurisdictions.  In turn, the number of residents and school-

age children are a function of the type and amount of housing that gets developed, with bedroom counts 

per unit the principal determining factor.

4ward Planning created an algorithm which analyzed 2014 to 2018 American Community Survey (ACS) 

data – an annual survey of U.S. households which is conducted by the U.S. Census.  The analysis was 

focused on households and their living arrangements (e.g., housing tenure (own vs. rent), housing type 

(single-family detached vs. single-family attached (townhouse), multi-family rental vs. multi-family condo); 

and bedroom counts (e.g., studios, one-bedrooms, two-bedrooms, three-bedrooms, etc.); recently 

constructed housing and recently moved-into housing).
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Population Multipliers – Methodology (continued)

While the obvious choice for identifying the number of persons and public school-age children who live in 

newly constructed housing is to examine the household population statistics for newly constructed housing 

provided by the ACS, unfortunately, the margin of error for this category was unacceptably high due to an 

insufficient sample size (we examined data at the state level).  Consequently, as a proxy, we used housing 

data where the occupants had only recently moved into the unit (had been living within the unit for four 

years or less).  The survey data was far more robust than persons living in newly constructed housing units 

and, thus, the margin or error was considered within acceptable limits.

Using the four-year period of 2014 to 2018, the latest data set available at the time of our analysis, we 

performed a series of complex regression analyses on the ACS data to derive not only the average number 

of persons living in a given housing type and having a certain number of bedrooms, but, also, the number 

of public school-age children, as well (we were able to identify children enrolled in public school as 

opposed to private or parochial school).

Once this data was analyzed and reviewed for soundness (e.g., ensuring that the sample size was large 

enough to make an inference about the average number of persons per unit, given various characteristics), 

we created a table of residential multipliers for Pennsylvania, which is inclusive of public school-age 

children.
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Population Multipliers – Methodology (continued)

While the residential multipliers may not always reflect the precise number of persons who will move into a 

given housing unit, residential multipliers have, in general, been reasonably predictive of the total number 

of occupants and public school-age children over a large inventory of housing types.

Consequently, we utilize this technique to estimate the likely number of total persons and public school-age 

children produced by the development of varying housing types.

Multiplier data appears on the following page. 
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Population Multiplier Tables - Pennsylvania

BR Count Single-family 

Detached

Single-family 

Attached

Multi-family

Condo

Multi-family

Rental

Studio NA NA 1.00 1.00

1-BR NA NA 1.09 1.09

2-BR NA 1.72 2.19 2.19

3-BR 2.97 2.67 3.09 3.09

4-BR 3.62 3.64 NA NA

BR Count Single-family 

Detached

Single-family 

Attached

Multi-family

Condo

Multi-family

Rental

Studio NA NA 0.00 0.00

1-BR NA NA 0.00 0.00

2-BR NA 0.02 0.17 0.18

3-BR 0.45 0.49 0.74 0.80

4-BR 0.75 0.94 NA NA

Total Residents

Public School-Age Children

Example: For every 

100 three-bedroom 

townhouse units, 

267 total persons 

are anticipated

Example: For every 

100 three-bedroom 

townhouse units, 49 

public school-children 

are anticipated.
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NPSD Enrollment Trends
The below table exhibits the enrollment trends for North Penn School District over a ten-year period (2014-

15 to 2023-24 school years).  The enrollment trend suggests capacity in the school district to handle 

additional school children may be challenged.  However, capacity at each grade level likely varies and, thus, 

the ability of the school district to accommodate additional enrollment will be based on the age and grade 

level for entering students.  This analysis is beyond the scope of this study. 

Source: Pennsylvania Department of Education, 2024
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Budget Adjustment Methodology
The most widely used technique for performing fiscal impact analyses (the per capita approach) has, 

with few exceptions, included all line-item expenditures within municipal and school district annual 

budgets.  Ostensibly, this approach makes sense, as, if the objective is to derive a per capita budget 

expenditure cost, the sum total of all expenditure line items should be included when dividing by the 

current jurisdiction’s population or households.  However, this approach grossly overestimates the 

likely per capita/per household cost due to the inclusion of salaries, wages and fringe benefit costs of 

municipal and school district personnel, as well as the inclusion of capital outlays, fund transfers and 

debt service payments by municipal government and school districts.

The underlying theory of the per capita approach is that a pro rata share of goods and services are 

exhausted (worn out) by each resident’s (or household’s) consumption of said goods, services, and 

natural resources over some period (whether a month, a year or five years).

For, example, a municipality has a certain number of housing units, each of which will receive notices 

over the course of the year from the municipality (e.g., tax notices, water and/or sewer bill notices, 

health department notices, etc.).  These notices are mailed and, thus, consume paper, ink and 

postage, in addition to the labor involved in processing said notices.  Separating out labor cost, for the 

moment, there is a known total cost for producing these notices and, via a simple calculation, the cost 

per household (recognizing that regardless of the number of household members, there is, with few 

exceptions, only one notice sent per household).
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Budget Adjustment Methodology (continued)

Consequently, should additional households form within that municipality, the increase in total costs 

associated with sending public notices should, ostensibly, be known in advance, as the additional cost 

is simply a function of the per household cost multiplied by the number of new households.

Similarly, a school district will purchase a certain number of textbooks based on the student 

enrollment within its district.  If there is an influx of new residents and the number of students is 

projected to increase over the current student enrollment figure, than more textbooks will be 

purchased and a known additional cost can be derived (note: where the school district has a sufficient 

number of textbooks prior to new students arriving, either due to an unexpected decrease in 

enrollment in prior years or its having purchased more text books than necessary, no incremental 

textbook cost should be attributed to each new student, as the textbook costs are already amortized 

over the existing student body in place, prior to the arrival of the new students).  Additionally, the same 

logic would apply to other supplies, such as paper, pens and pencils, notebooks, chalk, staples, 

markers, etc.) that a school district would purchase.

While a case is easily made for the consumption of municipal and school district supplies and 

materials associated with residents, households and students, the consumption or wearing out of 

personnel (whether municipal or school district associated) cannot be calculated in a similar manner. 
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Budget Adjustment – Methodology (continued)

Specifically, the addition of residents and households to a municipality doesn’t diminish the physical 

capacities of the town clerk, public works director or health department director, or their staffs;  as 

while they may have to spend a marginal amount of additional time in providing service to additional 

residents, each of these workers will continue to work an eight hour shift and earn the same wage or 

salary, regardless of whether the municipality experienced an increase in 100 households or a 

decrease 100 households (this is an economies of scale effect).  The same can be said of school 

district personnel – an increase or decrease in enrollment, generally, will have little practical impact 

on the capacity and cost of a district employee.

However, while municipal and school district personnel are not “consumed” in the same way as office 

supplies, there comes a point at which additional residents (in the case of a municipal employee) or 

additional students (in the case of a school district employee) necessitates greater capacity than can 

be provided by existing personnel (most municipal and school district employees are full-time salaried 

personnel and, thus, for all intents and purposes, their service delivery per day, week, month and year 

remains relatively fixed, regardless of the change in population (municipal) or student enrollment 

(school district)).  
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Budget Adjustment – Methodology (continued)

It is in these situations that additional personnel are, generally, hired and an attendant increase in 

personnel cost incurred by the municipality and/or school district.

Conducting interviews with the municipal business administrator and school district superintendent 

(the Case Study approach) for purposes of understanding existing service delivery capacities and how 

these capacities might be over-burdened with an increase of residents and public school students is a 

superior approach to identifying the prospective municipal and school district personnel impact 

(staffing and associated costs) than using the per capita method which automatically assumes each 

new resident and student will require additional personnel and associated costs.

For example, while 100 new households may form within a municipality (and an assumed 250 new 

residents in total), it is highly unlikely that new professional and administrative staff (e.g., clerk, tax 

collector, health department personnel, engineering staff, business administrator, etc.) would need to 

be increased, given the economies of scale for delivering service (principally, made possible by 

computer technology and modern administrative methods).Sending an additional 100 public notices 

or processing an additional 100 tax payments is relatively simple in the age of computers.
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Budget Adjustment – Methodology (continued)

Similarly, two or three new students who are assigned to a classroom which has four or five available 

desks, extra textbooks and a teacher already present are not likely to cause the school district to 

increase personnel or associated costs; that is, sufficient capacity to accommodate these students is 

evident.

Finally, the exclusion of capital outlays, fund transfers, and debt service payments from budget 

expenditures, in advance of performing a fiscal impact analysis is only logical, as these expenditures, 

while real, are not influenced by the increase or decrease in the number of residents, households or 

enrolled students in a give jurisdiction – the amount of debt payments will not fluctuate if four 

hundred new residents arrive or four hundred residents leave.  Consequently, to include these budget 

expenditures in the analysis is to overestimate service costs associated with new residents, 

households and students.

Consequently, this analysis excludes personnel cost (salaries, wages and benefits), capital outlays, 

fund transfers and debt service from the budget expenditures used in deriving the fiscal impacts to 

both the city and school district.  It is assumed that if additional personnel are required, surplus 

revenues (assuming there will be a surplus) would offset said personnel costs.
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The Per Capita Multiplier Method

Based on the Per Capita Multiplier Method for estimating fiscal impact analysis, “the residential share of all 

residential and nonresidential service costs is estimated by dividing the residential property value and 

number of residential parcels by all nonresidential property values and the number of nonresidential parcels, 

respectively.  The calculation produces the residential percent of the residential/nonresidential parcels and 

the residential percent of the residential/nonresidential property value. The results are averaged, and the 

combined value is then applied to the total local municipal costs to derive the estimated residential-

associated share.”1  

Utilizing real property data obtained from Property Shark, an online purveyor of real property data, 4ward 

Planning utilized the below metrics to identify the residential share of Towamencin’s annual service costs:

2024 Residential Parcels2:    4,820 2024 Residential Assessed Value2:     $    815,111,291

2024 Commercial & Industrial Parcels:   1,528 2024 Commercial & Industrial Assessed Value:   $    414,346,720

2024 All Other Parcels       123 2024 All Other Real Property Value:     $      83,555,510

Total:     6,471 Total:       $1,313,013,521

Residential Percentage:  74%   Residential Percentage:  62% 

 

Budget Adjustment – Methodology (continued)

1 Development Impact Assessment Handbook, Urban Land Institute, 1994
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The average of the residential land parcel share and residential assessed value share is 74 percent and 62 

percent, respectively.  Consequently, only 68 percent of the identified per capita municipal service cost is 

attributable to residential service costs, as will be demonstrated in this analysis.  

 

Budget Adjustment - Methodology
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Budget Adjustments – Twp. and NPSD

2024 Total Approved Expenditures $11,223,1891

Less Salaries/Wages $4,761,100

Less Fringe Benefits $2,142,439

Less Capital & Transfers $1,820,000

Less Debt Service 0

Total Adjusted Budget: $2,499,650

Estimated 2024 Population 18,7822

Estimated Service Cost per Person $133.09

68% represents new residential cost $90.50

32% represents new worker cost $42.59

1 Towamencin Township 2024 Adopted Budget
2 Estimated based on U.S. Census Bureau 2024 estimate
3 North Penn School District 2023-24 Adopted Budget
4 Pennsylvania Department of Education, 2024

2023-24 Total Approved Expenditures $308,224,8963

Less Salaries/Wages $150,376,794

Less Fringe Benefits $90,114,045

Less Transfers & Reserves $3,993,797

Less Debt Service $0

Total Adjusted Budget: $63,740,260

2024 Student Enrollment 12,9984

Estimated Service Cost per New Student $4,908

Based on the above metrics, each new resident associated with new development has an annual municipal 

service cost of $90.50, while each new worker hired results in an annual municipal service cost of $42.59.

Each newly enrolled public-school student has a school district service cost of $4,908.  However, students 

having special needs (e.g., requiring an in-class aide, additional materials or capital improvements) would 

represent a greater annual cost to the district and would result in annual cost significantly greater. 
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Methodology – Real Estate Analysis

An appraiser (or property tax assessor) will typically assess newly constructed commercial real estate 

(apartments and retail), for real property tax purposes, using the income approach to valuation, as further 

described below:

• Income Approach to Valuation – The tax assessor identifies a capitalized value for the stabilized development 

(typically, after the building is 95 percent occupied) by using the developer’s projected rent and expenses or 

the known rent and expenses from a similar development nearby, estimating annual net operating income 

(NOI) and dividing this value by market-based capitalization rate (Cap rate).

• Capitalized Value – Capitalized value represents the market value of the subject building. That is, to derive an 

assessed value for property tax purposes, the subject property’s market value is determined by dividing the 

property’s estimated net operating income (see NOI definition) by a capitalization rate (see definition), plus the 

addition of an equalized tax rate (this functions to arrive at a correct valuation. While a capitalized value may 

not be the exact amount a property would fetch on the open market, it is considered a reasonably close value 

approximation of an arms length market transaction).

• Cap Rate – The capitalization (cap) rate represents an average ratio of a property’s net annual operating 

income (NOI) to the average sales price of comparable properties (in this case, luxury multi-family rental) 

within the market area. It is an approximation of what the property’s annual financial return rate should be for 

an investor, given the project’s risk profile and local market conditions for similar properties.
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Methodology – Real Estate Analysis
• Stabilization – The year when the property’s vacancy rate has stabilized (reached the long-term vacancy rate).

• Net Operating Income (NOI) – Includes all associated property maintenance expenses, insurance, 

management fees, marketing expenses, and utilities. Real property taxes are excluded for purposes of 

estimating taxable value upon which the township’s real property tax rate will be applied.  For purposes of this 

study, NOI for multi-family rental properties represents 80-percent of a property’s effective annual gross rent 

revenue (effective annual gross rent minus revenue lost due to vacancy and payment default).  For commercial 

centers (containing general retail, restaurants, personal services, small offices, etc.) NOI represents 85-

percent of a property’s effective annual gross rent, assuming these tenants pay a pro-rata share of all utilities, 

maintenance for common areas, and insurance.  Real property taxes are excluded from NOI to accurately 

calculate the taxable property value (to include real property tax expense in the NOI value would wrongly lower 

the assessed property value for tax purposes). 

Below, cap rate and NOI assumptions are identified for the land-uses modeled in this study:

Cap Rate – Multi-family:  6.0%

Cap Rate – Commercial Centers: 8.0%

NOI – Multi-family:  80%

NOI – Commercial Centers: 85%    
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Methodology – Real Estate Tax Revenues
Common Level Ratio (CLR): As defined by Pennsylvania statute, “Common Level Ratio shall mean the ratio of 

assessed value to current market value used generally in the county as last determined by the State Tax 

Equalization Board (STEB).”  The CLR for the 2024-25 fiscal year is 3.04. For practical purposes, this means that 

a property with a market value of $600,000 would have an assessed value for tax purposes of $197,368.

The method more commonly used to determined the taxable value is to take the inverse of the CLR factor – in 

this case, 1 divided by 3.04 equaling 0.3289 or 33-percent if rounded.

The 33-percent assessment ratio is applied to the market values developed for this analysis to arrive at the 

estimated tax levy.  Below is an example of how taxable value is derived for a multi-family rental development 

using the real estate valuation factors identified:

Stabilized Net Operating Income:  $  4,000,000 (after expenses)

Divided by Fully Loaded Cap Rate (10.54%)a: $37,950,664 (estimated market value)

Market Value Multiplied by Assessment Ratio (33%): $12,523,719 (assessed value)

Assessed Value Multiplied by Tax Rate (4.54%)b: $      568,577 (tax levy; effective rate is 1.50%)

a Fully loaded cap rate adds the property’s cap rate to the sum of the municipal and school district tax rates

b Only the municipal and school tax rates are used, as all other tax rates are not of concern for this analysis.  
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Methodology – Real Estate Tax Revenues
Real Property Tax: Traditional property based tax levy which applies the annual tax rate against the assessed 

value of real property (e.g., a house, apartment building, shopping center, industrial building, etc.).  The 2024 

millage rates for Towamencin Township and the North Penn School District are $5.6895 and $30.9667 per 

$1,000 of assessed value, respectively.

Earned Income Tax (EIT): The Earned Income Tax in Towamencin Township is one percent (1.0%) of the Earned 

Income/Net Profits for all Township residents. Also included are any non-residents engaged in business, working 

or headquartered out of an office within the township. For purposes of this study and to reduce the complexity of 

estimating the tax, the EIT is only calculated for new township residents.  The EIT revenues received are split 

equally between the township and school district. (0.5 percent to the township and 0.5 percent to the school 

district).

For purposes of this analysis, only new households are subject to the EIT.  Household EIT is estimated by dividing 

gross annual housing revenue for rental units by 30 percent (assuming households are paying no more than 30 

percent of their income towards shelter) and multiplying this quotient by the EIT.  For owner occupied units, 

estimated income is estimated by assuming a five-percent interest rate mortgage, with a 10-percent 

downpayment and 30-year fixed term.  The resultant annual mortgage payment is divided by .30 to arrive at an 

estimated household income.

Local Services Tax: For purposes of this analysis, the LST is assessed only on newly created jobs

at $52 annually and all such tax revenue accrues to the township.
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General & Limiting Conditions

4ward Planning Inc. has endeavored to ensure that the reported data and information contained in this report are 

complete, accurate, and relevant. All estimates, assumptions, and extrapolations are based on methodological techniques 

employed by 4ward Planning Inc. and believed to be reliable. 4ward Planning Inc. assumes no responsibility for 

inaccuracies in reporting by the client, its agents, representatives, or any other third-party data source used in the 

preparation of this report. 

Further, 4ward Planning Inc. makes no warranty or representation concerning the manifestation of the estimated or 

projected values or results contained in this study. This study may not be used for purposes other than that for which it is 

prepared or for which prior written consent has first been obtained from 4ward Planning Inc. This study is qualified in its 

entirety by, and should be considered in light of, the above limitations, conditions, and considerations.
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For more information, please contact:
Todd Poole

267.480.7133 

tpoole@landuseimpacts.com



Long-Range 
Forecast 

Draft



 
 

TO:   Towamencin Township Board of Supervisors    

From:   Adam Szumski, Finance Director 

Date:   June 24th, 2024 

 SUBJECT:  Draft Long-Range Forecast 

 

 

Introduction 
Dear Board of Supervisors, 

Below is an overview of the draft Long-Range Forecast for governmental funds. The purpose of the 
forecast is to put current governmental finances in context and to provide guidance to future 
planning.  In summary, the forecast does the following: 

1) Creates a Baseline Projection of current operations.  That is, the financial impact of 
current service levels (expenses) and current revenues/tax rates on the township’s bottom 
line (fund balance). 

2) Considers the Capacity for New Debt to fund capital projects. 
3) Reviews the current Capital Plan and considers what can and cannot be funded with 

current funds and new debt. 
4) Adds the hypothetical new debt into the Baseline Projection for an Updated Projection and 

considers what Additional Revenue might be needed to fund the Updated Projection. 

The following report is structured to cover the four topics above in order. 

In summary, the analysis suggests that: 

1) Current tax rates and fund balance are sufficient to cover current operating expenses and 
existing debt costs (before new debt and capital is considered) through 2028 or 2029. 

2) There is capacity to issue new debt in the next five years with the maturity of Towamencin 
Township Infrastructure Authority (TTIA) debt in 2026 and several other notes in 2031.  

3) The ultimate level of new debt depends on several factors and is ultimately up to the Board.  
However, a reference point of limiting annual debt payments to approx. 10% of 
governmental revenue was used to put potential borrowing in context. This reference point 
suggests new debt capacity of approximately $3.5 million every other year on 15- or 20-
year terms to fund capital projects. Longer-term borrowing can be considered if the useful 
life of the funded capital project(s) warrants 25- or 30-year repayment terms. 
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4) Some capital projects will likely need to be deferred even with new borrowings. The pace at 
which these deferred projects can be completed will depend upon the township’s success 
in attaining grants and the amount of impact fees received from future development. 

5) Adding new debt service payments to the Baseline Projections will cause the Updated 
Projections to deplete fund balance below recommended levels (10% of expenses). 

6) Current estimates suggest property tax increases in the range of 3.0%-4.0% every other 
year would be required to maintain a sustainable fund balance while funding current 
service levels and issuing new debt. The updated projections here assume 3.5% increases 
in 2025, 2027, and 2029. 

Baseline Projections 
As noted above, the Baseline Projection analyses the financial impact of current service levels 
(expenses) and current revenues on the township’s bottom line (fund balance).  This analysis looks 
at the current budget of the General Fund and other operating funds1 and projects out for 2025 
through 2029 based on various assumptions of revenue and expense growth. 

It answers the following questions: Will our current revenue mix and tax rates cover anticipated 
expense growth for business-as-usual operating costs, before considering our ability to fund capital 
or borrowing? 

The answer: The township’s current revenue mix and tax rates will likely cover anticipated 
operating expense growth through 2028 or 2029, before funding additional capital construction and 
associated borrowing is considered. 

It is important to note that baseline projections are slightly biased to be pessimistic. The township 
has a history of positive budget performance, typically receiving slightly more revenue and 
spending slightly less than was budgeted. By virtue of using a 2024 budget as the base-year of the 
projections, the forecast necessarily carries forward this small-“c” budget conservatism.  Some 
adjustments were made to reduce the hedging we typically build into the revenue budget, but the 
projections are still conservative and can hopefully be beaten in the years to come. 

Please see Appendix A for a rundown of revenue and expense assumptions. 

  

 
1 Included as “Operating Funds” are 01 General Fund, 03 Fire Fund, 04 EMS Fund, 05 Parks & Rec Fund, 06 
Swimming Pool Fund, and 23 Debt Service Fund 
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The baseline projections anticipate 
revenues will fall between 2024 and 2025 
due largely to a change to the sewer 
overhead calculation methodology, and 
then grow 1.5% annually.  

Baseline expenses will grow in 2025, decline 
for two years with falling debt service 
payments, and then climb again in 2028 and 
2029 due to expected personnel, supplies 
and services growth assumptions. 

The impact of the baseline projections on 
governmental fund balance is shown below. 
Operating fund balance is expected to 
eclipse $2 million at year-end 2024. Even 
with the use of fund balance to cover the 
2025 deficit and other, smaller possible deficits beyond 2025, fund balance is projected to decline 
to $1.38 million or 10% of 2029 expenses. 

 

Please see Appendix A for a rundown of revenue and expense assumptions. 
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Capacity for New Debt 
The maturity of debt in 2026 and 2031 will improve the township’s  borrowing capacity to meet 
capital needs not funded by grants, operating surpluses, and impact fees. 

There are many ways to assess appropriate debt levels. One measure is measuring annual debt 
payments as a percent of available revenue. A 10% debt-service-to-revenue level is used merely as 
a reference point and not necessarily as a stated policy goal. However, debt-service-to-revenue 
ratios that increasingly exceed 10% can start to put pressure on the ability of township revenues to 
cover non-debt operating costs. 

• The township’s existing governmental (e.g., non-sewer) debt payment schedule will decline 
notably from 2025 to 2027 and again after 2031.   

• The total balance of outstanding debt will fall to approximately $4 million at the start of 
2027 and below $2 million by the start of 2030.  

 

 

Consideration was given to what level of borrowing could be attained while keeping annual debt 
payments around the 10% revenue threshold. The following charts show the impact of borrowing 
$3.5 million every other year, each borrowing on a 15- or 20-year term. At this rate, annual debt 
service payments stay around the 10% threshold through 2042 (or the first maturity among these 
hypothetical borrowings). 
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The overall outstanding debt balance, while growing, stays relatively in-line with inflation, assuming 
a 2.5% annual inflation rate in future years. Also, the township’s governmental debt would not 
come near the significant debt load witnessed by the township in the early 2000s, nominally or 
adjusted for inflation (see following chart). 

0

500,000

1,000,000

1,500,000

2,000,000

2,500,000

20
24

20
25

20
26

20
27

20
28

20
29

20
30

20
31

20
32

20
33

20
34

20
35

20
36

20
37

20
38

20
39

20
40

20
41

20
42

20
43

20
44

20
45

20
46

20
47

20
48

20
49

Estimated Annual Debt Payments

Existing Debt 2025A 2027A
2029A 2031A 2033A
2035A 2037A 10% of Gov'tl Rev

0

2,000,000

4,000,000

6,000,000

8,000,000

10,000,000

12,000,000

14,000,000

16,000,000

18,000,000

20
24

20
25

20
26

20
27

20
28

20
29

20
30

20
31

20
32

20
33

20
34

20
35

20
36

20
37

20
38

20
39

20
40

20
41

20
42

20
43

20
44

20
45

20
46

20
47

20
48

20
49

Estimated Outstanding Debt at Start of Year

Existing Govt Debt 2025A 2027A 2029A 2031A 2033A 2035A 2037A



6 
 

 

 

Capital Planning 
The capital plan is an ever-evolving set of estimates and priorities for future capital improvements.  

While prioritization of capital investment is ultimately a Board decision, a definite priority of the 
township must be its stormwater obligations under MS-4 (Municipal Separate Storm Sewer 
System).  

The township is obligated to cover 44% of shared costs for the multi-municipal Skippack Creek 
Pollution Reduction Plan. The current permit period expires in late 2027. The Towamencin portion 
of shared costs is currently estimated at $2.3 million, though grant proceeds can offset these costs 
if awarded.  

The township also has done considerable work preparing for Central Drive stormwater 
improvements, anticipated to cost $1.15 million in 2025. 

The township’s traffic engineer currently anticipates the Township’s portion of Welsh Rd/Orvilla Rd 
intersection improvements, after state grant proceeds, will cost approximately $750,000. 

Parks Capital projects are headlined by Butch Clemens improvements (costs TDB dependent upon 
final plans), completion of Kriebel Road Trail ($300,000+), and eventual development of Veterans 
Park  ($2.4 million+ across all phases). 
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General Capital Fund Summary 

• Project costs: $17.3 million+ 
• Revenues/Sources: $6.3 million  (fund balance, Liquid Fuels, transfers in, etc.) 
• Funding gap: $11 million+ (debt, grants, impact fees, projects deferred) 

Parks Capital Fund Summary 

• Project costs: $3.3+ million 
• Revenues/Sources: ~$0 
• Funding gap: $3.3 million+ (debt, grants, impact fees, projects deferred) 

The total funding gap for these two funds is at least $14.3 million through the end of the 
decade.  Assuming new debt is issued in the amounts discussed in the previous section ($3.5 
million every other year), a remaining minimum funding gap of $3.8 million emerges. 

Some of this funding gap can be filled by impact fees (dependent on land development activity), 
grants (dependent upon state/federal funding), and transfers of operating fund surpluses (not 
available unless baseline operating projections are considerably out-performed).  

The largest projects most susceptible to deferral into the 2030s would be the start of Veterans Park 
development; Butch Clemens field improvements; and Grist Mill stormwater infrastructure 
replacement of corrugated metal piping. 

This funding gap also does not consider capital contributions to the fire company for fire apparatus 
and facility improvements; improvements near the Sumneytown Pike/Valley Forge Rd intersection; 
other aging stormwater infrastructure not listed in the current capital plan; Fischers Park pavilion 
replacements. 

 

Updated Projections 
Adding additional debt payments discussed above into the operating fund projections creates 
deficits that pull fund balance below the 10% threshold by year-end 2026 and below $0 by 2029.  

To fund increases in operating expenses and new debt, tax increases of 3.5% every other year will 
put the Updated Projections approximately back in line with Baseline Projection.  Although fund 
balance falls below 10% in the final year, projections are slightly pessimistic by nature. Positive 
performance of earned income taxes can pull the entire fund balance trajectory higher. Conversely, 
a moderate or severe recession can cause future performance to fall below these projections. 

The updated projections here assume 3.5% increases in 2025, 2027, and 2029. 
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Summary 
The status of the township’s governmental funds is similar to that faced by many professionally 
managed municipalities in the state: the township has sufficient funds to cover operating costs for 
several years, but it has more capital needs than can be reasonably financed by the township on its 
own, requiring success in grant awards to finance larger projects. 

The township can issue more debt in the coming years to meet some of those capital needs, and 
this will likely require reasonable tax increases to finance the new debt while covering anticipated 
operating cost growth. 
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Appendix: Baseline Projection Assumptions  
Revenues 
The following revenue assumptions were made: 

Real Estate Taxes 
• Hold millage at 2024 rate (5.689 mills) 
• Hold Homestead Exemption at $50,000 
• Assume 0.67% annual growth in total assessed value (2001-2024 average) 

Act 511 Taxes 
• Earned Income Taxes (EIT): $4.2 million in 2024 and annual 3.0% growth thereafter 
• Deed Transfer ~ $515,000 annually 
• Local Services ~ $380,000 annually 

Other Revenue 
• Permits and Fees: $400,000 (10-year average) in 2024 and increased 2.0% annually through 

fee schedule updates 
• State Aid (Pension & Liquid Fuels): 1.5% annual growth 

Sewer Overhead Transfer 
• New expense methodology developed which results in a 2025 transfer of approx. $820,000. 
• Overhead transfer is assumed to grow with associated expenses at 3.5% annually. 

Expenditures 
The following expenditure assumptions were made: 

Personnel  
• No additional personnel anticipated in the baseline projections other than what was 

allocated in the 2024 budget (Fire Marshal position included) 
• Salaries/Wages and Overtime: 3.5% annual growth 
• Health Care costs: 5.5% annual growth 
• Pension Costs: 8% annual increase from lower 2024 MMO thresholds based on pro-forma 

projections by township actuary.   
o Even at this high annual growth rate, 2029 MMOs project to be less than what the 

township had to fund pre-2024 due to the improved funding status of the plans.  

Non-Personnel 
• Services, Supplies and Contributions: 3.5% → 3.25% → 3.0% trajectory from 2025 through 

2027 with 3.0% thereafter 
• Debt: based on current debt schedules, assuming no new debt except for budgeted 5-year 

financing of delayed 2023 and 2024 dump truck purchases. 



Board of Supervisors and Planning Commission 
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