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Introduction
Several different analyses were used to conduct the market assessment for the Pottstown Metropolitan
Region (Pottstown Region). These analyses focused upon: (1) defining potential “gaps” based on like
conditions in other communities; (2) projecting demand for commercial activity; (3) defining potential
new niches based on the area’s natural resources, agricultural production, emerging technology, and
existing activity; and (4) industrial opportunities based on location, infrastructure, industry trends, and
other community assets.

COMPARATIVE ASSESSMENT OR GAP ANALYSIS
The U.S. Census Bureau provides annual information on business patterns throughout the nation in
three different geographical formats: by County, by zip code, and by Metropolitan Statistical Area. This
analysis included assessments of local business patterns on both the zip code and the county level. The
business gaps identified and defined in this process may or may not be appropriate because of the
nature of operations, scale, or other factors. Nevertheless, an identified gap does provide the
opportunity to explore the associated type of operation in further detail to determine its potential for
the Pottstown Region or any of the jurisdictions composing that region.
This analysis compares the business structure of the zip code tabulation areas (ZCTA’s) associated with
the eight jurisdictions that compose the region to the business structures in like areas elsewhere in the
country. Because the township and borough boundaries do not conform to zip code boundaries, some
of the zip codes involve more than one township, as shown in Figure 1 on the following page. The
following is a breakdown of the township and borough areas with the related zip codes.





North Coventry and East Coventry Townships (ZCTA 19465)
Pottstown Borough, West Pottsgrove, Upper Pottsgrove, and Lower Pottsgrove Townships (19464)
New Hanover Township (19525,19435, and 18074)
Douglass Township (19525 and 19504)
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Figure 1: Jurisdiction and Zip Code Boundaries in the Pottstown Metropolitan Region

Source: Montgomery County Planning Commission
In determining communities for which the comparison can be made, the following criteria were used:






Similar population size, household numbers, and household characteristics.
Comparable median household incomes in the selected communities.
Similar transportation and interstate highway access.
Inland locations, either part of, or adjacent to, larger population centers.
Similar climatic conditions, wherever possible.

2

Regional Market Analysis

Pottstown Metropolitan Region

It is noted that all population and household estimates upon which the comparisons were made were
derived from the same source, the U. S. Census Bureau. Also for consistency purposes, a single source,
the U. S. Census Bureau’s County Business Patterns, was employed to define the business structure and
activity within all counties and zip code areas.
The analysis was conducted for all NAICS sectors. The North American Industry Classification System
(NAICS) was introduced in 1997 as a more effective business classification system that identifies and
groups establishments according to the activities in which they are primarily engaged. NAICS identifies
and groups 1,170 different types of “industries” or establishments into twenty major industry sectors
ranging from Agriculture (Sector 11) to Public Administration (Sector 92).
Under-represented “industries” were then defined as those where the local zip code, such as 19465 for
North and East Coventry Townships, had a lesser number of businesses than at least six of the other
seven communities. Thus, the number of businesses in that zip code compared to the other
communities was below what might be expected.
Tables 1-5 on the following pages contain selected under-represented businesses for each of the zip
codes. Those selected generally fall into manufacturing and assemblage activity, activity generally
associated with office activity in diverse locations, and retail and commercial services. (Retail and
related service activity is generally highlighted in the tables by bold-faced type, while manufacturing and
related industry is highlighted through light background shading.) Once again, under-representation
does not mean that such activity is appropriate for the individual zip code and related jurisdiction areas
or for the Pottstown Region as a whole.
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For ZCTA 19465, including North and East Coventry Townships, under-represented businesses
include retailers, professional and other office related operations, and manufacturing or assemblage
related activities, as shown in Table 1.

Table 1: Select Under-represented Businesses for Zip Code 19465
NAICS Code

Type of Business

238310

Drywall and insulation contractors

238320

Painting and wall covering contractors

332710

Machine shops

423840

Industrial supplies merchant wholesalers

445110

Supermarkets and other grocery (except convenience) stores

484121

General freight trucking, long-distance, truckload

517110

Wired telecommunications carriers

524210

Insurance agencies and brokerages

531210

Offices of real estate agents and brokers

531320

Offices of real estate appraisers

541213

Tax preparation services

561110

Office administrative services

621111

Offices of physicians (except mental health specialists)

621210

Offices of dentists

Source: The Chesapeake Group

4

Regional Market Analysis



Pottstown Metropolitan Region

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

Table 2: Select Under-represented Businesses for Zip Code 19464

NAICS Code

Type of Business

236115

New single-family general contractors

236117

New housing operative builders

238220

Plumbing, heating, and air-conditioning contractors

238320

Painting and wall covering contractors

238340

Tile and terrazzo contractors

339116

Dental laboratories

443111

Household appliance stores

445210

Meat markets

447110

Gasoline stations with convenience stores

451110

Sporting goods stores

451120

Hobby, toy, and game stores

451140

Musical instrument and supplies stores

452910

Warehouse clubs and supercenters

453220

Gift, novelty, and souvenir stores

453910

Pet and pet supplies stores

453920

Art dealers

522110

Commercial banking

5

Regional Market Analysis

NAICS Code

Pottstown Metropolitan Region

Type of Business

522292

Real estate credit

523920

Portfolio management

524113

Direct life insurance carriers

524210

Insurance agencies and brokerages

531210

Offices of real estate agents and brokers

531311

Residential property managers

541211

Offices of certified public accountants

541370

Surveying and mapping (except geophysical) services

541614

Process and logistics consulting services

611620

Sports and recreation instruction

621493

Freestanding ambulatory, surgical, and emergency centers

623311

Continuing care retirement communities

624120

Services for the elderly and persons with disabilities

712110

Museums

722212

Cafeterias, grill buffets, and buffets

811191

Automotive oil change and lubrication shops

812320

Dry-cleaning and laundry services (except coin-operated)

812910

Pet care (except veterinary) services

Source: The Chesapeake Group
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For ZCTA 19525, which includes southern New Hanover and Douglass Townships, under-represented
businesses are limited as shown in Table 3.

Table 3 – Select Under-represented Businesses for Zip Code 19525

NAICS Code

Type of Business

236115

New single-family general contractors

236117

New housing operative builders

238130

Framing contractors

238210

Electrical contractors and other wiring installation contractors

238350

Finish carpentry contractors

443112

Radio, television, and other electronics stores

484110

General freight trucking, local

484121

General freight trucking, long-distance, truckload

484220

Specialized freight (except used goods) trucking, local

523120

Securities brokerage

541613

Marketing consulting services

561730

Landscaping services

621111

Offices of physicians, (except mental health specialists)

812112

Beauty Salons

Source: The Chesapeake Group
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For ZCTA 19435 and 18074, which include northern New Hanover and Douglass Townships, underrepresented businesses include some basic services, such as a supermarket and food service
establishments, as well as a number of medical related professional services, as shown in Table 4.

Table 4: Select Under-represented Businesses for Zip Codes 19435 and 18074

NAICS Code

Type of Business

238990

All other specialty contractors

444190

Other building material dealers

444220

Nursery, garden center, and farm supply stores

445110

Supermarkets and other grocery (except convenience) stores

447110

Gasoline stations with convenience stores

524210

Insurance agencies and brokerages

541512

Computer systems design services

541611

Administrative management consulting services

621111

Offices of physicians, (except mental health specialists)

621210

Offices of dentists

621310

Offices of chiropractors

621320

Offices of optometrists

624410

Child day care services

722110

Full-service restaurants

722211

Limited-service restaurants

811121

Automotive body, paint, and interior repair and maintenance

Source: The Chesapeake Group

8

Regional Market Analysis



Pottstown Metropolitan Region

For ZCTA 19504, which includes northern Douglass Township, under-represented activity also
includes a number of basic community convenience shopping services and a number of contractors
associated with the construction industry. This is shown in Table 5.

Table 5 – Select Under-Represented Businesses for Zip Code 19504

NAICS Code

Type of Business

236115

New single-family general contractors

238220

Plumbing, heating, and air conditioning contractors

238350

Finish carpentry contractors

238910

Site preparation contractors

238990

All other specialty trade contractors

441310

Automotive parts and accessories stores

445110

Supermarkets and other grocery (except convenience) stores

446110

Pharmacies and drug stores

447110

Gasoline stations with convenience stores

484121

General freight trucking, long-distance, truckload

522110

Commercial banking

624410

Child day care services

722211

Limited-service restaurants

Source: The Chesapeake Group
In general, certain subareas of the region have gaps in limited but basic convenience retail related
activity and services such as supermarkets, auto services, drugstores, and food service establishments.
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Demand Forecasting for Commercial Activity
Demand for all activity is based on the ability of the market to purchase the goods and services. There
are various components of a market in any geographic area. Generally, the market can be divided along
the lines of those living in an area, most often including employees of business operations, and those
that live outside an area but make trips to an area and make purchases of goods or use services when in
that area. Other than unique geographic areas where tourism is the dominant industry with most dollars
flowing from those who do not live within or nearby, most other areas are largely dependent upon sales
and revenues generated from the population and households that reside - or “rooftops” found - within
the area. Thus, most business operations need to generate a sustainable revenue flow from the
indigenous population base.
There are several markets for goods and services for the Pottstown Region. The primary market is
composed of residents within the region. A secondary market includes those who come to the area
from outside the region. Sustainable business activity at present and in the foreseeable future will
primarily but not exclusively draw their revenue from the residents of the area.
The focus of the demand forecasts are on new growth in the region, but with consideration for defined
existing demand. Sales or revenues and related space associated with new growth does not come at the
expense of existing operations, assuming existing entities are competitive with new ones. The revenues
and sales do not exist at present, and thus, are not extracted from existing operations.
Table 6: 2010 Census Population and Households for the Pottstown Region

Montgomery County
Douglass Township
New Hanover Twp.
Upper Pottsgrove Twp.
Lower Pottsgrove Twp.
West Pottsgrove Twp.
Pottstown Borough
Chester County
North Coventry Twp.
East Coventry Twp.

2010 Census
Population

Households

2009
Med. HH Income

10,195
10,939
5,315
12,059
3,874
22,377

3,612
3,797
1,858
4,497
1,524
9,321

$66,395
$85,833
$83,615
$75,842
$53,056
$40,467

7,866
6,636

3,144
2,476

$67,778
$77,480

Source: U.S. Census (2010)
Table 6 above shows that the number of households in the Pottstown Region is estimated by the U.S.
Census Bureau to be roughly 30,330. Roughly 31% of the households in the region reside in the Borough
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of Pottstown. The jurisdiction with the second largest number of households is Lower Pottsgrove with
about 15% of the region’s households.
There was substantial growth in households over the past decade, and there is continued growth, albeit
at a somewhat slower pace than during the previous decade. Table 7 below contains the number of new
housing unit permits issued each year for the region between 2000 and 2010 as well as permits issued
during the initial months of 2011. As defined, the region grew by 4,101 units during the time period.
However - and as would be expected - the rate of additional growth since 2008 has been at about half
the level of the previous years.
Table 7 – Annual Permits for new Housing Units for the Pottstown Region

2002

2003

2004

2005

2006

2007

2008

2009

2010

2011

392

2001

Pottstown
Region

2000

Un it
typ e /Ye a r

2000
to
P a rt
2011

338

429

446

438

492

412

369

312

224

203

46

4101

Source: US Census; DVRPC
Importantly, growth is expected to continue. The Delaware Regional Planning Commission projected
growth for Montgomery County jurisdictions in July of 2007, or prior to the current slowed national
economy. Those estimates, shown in Table 8, predict continued growth in population and related
households through 2035 for each jurisdiction within the county portion of the region. It is noted that
the population estimate made in 2007 by the regional planning group for 2010 exceeds the U.S. Census
Bureau estimates for that year.
Table 8: 2035 Population Forecasts for Montgomery County (July 2007)
Absolute
Percent Change
Change 00 -35
00 -35

2010

2015

2020

2025

2030

2035

Douglass Twnshp.

10,992

11,668

12,307

12,908

13,477

14,000

4,896

53.8%

Lower Pottsgrove Twnshp.

12,672

13,195

13,689

14,155

14,595

15,000

3,787

33.8%

New Hanover Twnshp.

10,672

12,253

13,749

15,158

16,488

17,713

10,348

140.5%

Upper Pottsgrove Twnshp.

5,482

5,980

6,451

6,895

7,314

7,700

3,595

87.6%

West Pottsgrove Twnshp.

3,922

3,984

4,043

4,099

4,152

4,200

385

10.1%

Pottstown Borough

21,934

22,173

22,400

22,613

22,814

23,000

1,141

5.2%

Source: - Delaware Valley Regional Planning Commission
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COMMERCIAL USE AND SPENDING PATTERNS
In an effort to understand the regional spending patterns, a survey of more than 350 households in the
region was conducted. (It is noted that all survey methodology, including those associated with the U.S.
Census Bureau, have inherent biases. In employing the survey findings in modeling to determine
demand for goods and services, adjustments were made for methodological biases.) Tables 9 through 20
present information related to the forecasting of demand defined through the survey process.


As shown in Table 9, four out of ten households go to the Borough of Pottstown more often than
once each week. These trips are for any and all purposes, including work. An additional twentythree percent come about once per week. About one-third goes to the Lower Pottsgrove area for
any and all reasons at least once each week. About one-half go to North Coventry Township for any
and all purposes at least a few times each month.

Table 9: Frequency & Proportion of Residents Using Regional Jurisdictions for Any and All Purposes
Jurisdiction
Pottstown
Douglass
Lower Pottsgrove
New Hanover
Upper Pottsgrove
West Pottsgrove
East Coventry
North Coventry

More than
once/ week
0.42
0.04
0.16
0.05
0.08
0.10
0.06
0.08

About once/
week
0.23
0.09
0.14
0.05
0.10
0.10
0.07
0.21

A few times/
month
0.14
0.09
0.17
0.09
0.13
0.10
0.07
0.20

Twice/
month
0.10
0.11
0.19
0.10
0.13
0.08
0.06
0.23

Once/
month
0.11
0.10
0.13
0.10
0.13
0.11
0.11
0.22

Less
often
0.03
0.17
0.08
0.17
0.14
0.15
0.18
0.07

Source: The Chesapeake Group
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There are three commodities that consume most household income and budgets. These are food,
transportation, and housing. Weekly household spending on groceries is shown in Table 10 and in
Figure 2. More than one-half of the households spend $100 or more each week on groceries and
related merchandise. On the other hand, over eight percent of households spend less than $45 in a
normal week on groceries. The average household spends about $101 a week on groceries and
related merchandise.

Table 10: Weekly Spending By Households on Groceries
Weekly Grocery Spending
Less than $35
$35 to $44.99
$45 to $59.99
$60 to $74.99
$75 to $99.99
$100 to $124.99
$125 to $149.99
$150 or more

Percent
2.0
6.4
9.0
10.8
18.7
25.4
13.4
14.3

Source: The Chesapeake Group
Figure 2: Weekly Spending By Households on Groceries
Which of the following best describes the usual amount
spent on groceries each week?

Less than $35
$35 to $44.99
$45 to $59.99
$60 to $74.99
$75 to $99.99
$100 to $124.99
$125 to $149.99
$150 or more

Source: The Chesapeake Group
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There is less elasticity of demand for food purchased at supermarkets and other related stores than
for many other household products. As shown in Table 11, the average household spending on
groceries for households with incomes between $15,000 and $49.999 incomes varies little from
households with incomes between $75,000 and $149,999. Therefore, lower income households in
the area spend a greater proportional share of their incomes on groceries than those at higher
income levels.

Table 11: Weekly Grocery Spending by Household Income Level

Income
Avg. Grocery Spending

$15,000
to
$24,999
$83.50

$25,000 to
$49,999
$82.56

$50,000
to
$74,999
$96.62

$75,000
to
$99,999
$105.23

$100,000
to
$149,999
$110.07

$150,000
to
$199,999
$117.05

$200,000
or more
$141.45

Source: The Chesapeake Group


Households also spend money on prepared foods purchased at food service establishments. Such
establishments range from fast food operations to full-service sit down “tablecloth” operations. As
shown on Table 12 and Figure 3, almost one-half of all households eat lunch out at food service
establishments on average at least once each week.

Table 12: Frequency of Eating Lunch out at a Food Service Establishment
Frequency Eat Lunch Out
A few times/week
About once/week
About twice/month
Once/month
4 to 9 times/year
A few times/year
Less often

Percent
23.2
23.8
17.7
11.0
7.0
10.1
7.2

Source: The Chesapeake Group
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Figure 3: Frequency of Eating Lunch out at a Food Service Establishment

Frequency of eating lunch outside the home or place of
employment at any type of food service establishment?

A few times/week
About once/week
About twice/month
Once/ month
4 to 9 times/year
A few times/year
Less often

Source: The Chesapeake Group



Table 13 and Figure 4 show that when eating lunch at a food service establishment, about one-third
most often frequent full-service restaurants. About four in ten frequent either fast food
establishments or sub shops.
Table 13: Type of Establishment Most Often frequented for Lunch
Lunch: Type of Establishment
Full-service restaurant
Fast food operation
All you can eat buffet
Cafeteria
Sub shop
Other

Percent
37.3
22.4
1.8
3.0
18.5
17.0

Source: The Chesapeake Group
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Figure 4: Type of Establishment Most Often frequented for Lunch
Most Frequented Lunch Establishments

Wawa
McDonalds
NA
Positively Pasta
Ice House
Chinese/Asian Food
Brookside Family Restaurant
Chilis
Subway
Brick House
Applebees
Burger King
Wendys
Grumpy's
Sunflower Cafe
Various
Chick-Fil-A
Friendly's
Wegmans
Other

Source: The Chesapeake Group


While a lesser proportion eat dinner out at a food service establishment more than once a week on
average when compared to lunch, the actual proportion eating dinner out at least once per week
exceeds the proportion making such trips for lunch. About one-half eat dinner at a food service
establishment at least once per week. This is shown in Table 14 and Figure 5.

Table 14 – Frequency of Dinner Trips to Food Service Establishments
Frequency Eat Dinner Out
A few times/week
About once/week
About twice/month
Once/ month
4 to 9 times/year
A few times/year
Less often

Percent
13.2
37.5
21.9
14.1
4.5
6.0
2.7

Source: The Chesapeake Group
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Figure 5: Frequency of Dinner Trips to Food Service Establishments
Frequency eat dinner outside the home at any type of food
service establishment?

A few times/week
About once/week
About twice/month
Once/ month
4 to 9 times/year
A few times/year
Less often

Source: The Chesapeake Group



Unlike lunch, three out of four generally eat dinner at a full-service food operation. (In general, the
cost of dinner or lunch at full-service establishments exceeds the cost in fast food operations and
sub shops.) Table 15 and Figure 6 below show the most frequented dinner establishments.

Table 15: Type of Establishment Most Often frequented for Dinner
Dinner: Type of Establishment
Full-service restaurant
Fast food operation
All you can eat buffet
Cafeteria
Sub shop
Other

Percent
76.0
5.8
2.7
0.3
5.5
9.7

Source: The Chesapeake Group

17

Regional Market Analysis

Pottstown Metropolitan Region

Figure 6: Type of Establishment Most Often frequented for Dinner
Establishments Most Frequented for Dinner
Applebees
Brookside Family Restauarant
Brick house
Various
Chilis
Craft Ale House
Ice House
Giovannis
Funky Lil Kitchen
Red Lobster
Wawa
Fujiyama
King Buffet
Texas Roadhouse
Fridays
Other Full-Service Rstrnts
All Other
Other Pizza Shops
Other Chinese/Asian Food
Other Fast Food/Sub Shops

Source: The Chesapeake Group



Food is also often purchased and consumed with certain forms of entertainment, including when
going to a movie theater, for example. About ten percent of those surveyed go to movies at theaters
once a month or with greater frequency, as shown in Table 16.

Table 16: Frequency of Trips to Movies at Theaters
Frequency of Trips to Movies
About once/week or more
About twice/month
Once/month
4 to 9 times/year
A few times/year
Less often

Percent
1.5
2.7
6.7
15.5
25.5
48.2

Source: The Chesapeake Group
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Transportation is a fundamental and essential expenditure for households. Almost one-third
of the households own or lease three or more personal vehicles. About one-half have two
such vehicles, as shown in Table 17 and Figure 7. The roughly seventeen percent of
households having one or fewer personal vehicles includes those who also have no personal
vehicle, but have an employment related vehicle available for their use on a regular basis.

Table 17: Number of Personal Vehicles Owned or Leased
Number of Personal Vehicles
Owned or Leased
1 or less
2
3
4 or more

Percent
16.6
52.4
22.0
9.0

Source: The Chesapeake Group
Figure 7: Number of Personal Vehicles Owned or Leased
How many personal vehicles does your household
own or lease?

0
1
2
3
4 or more

Source: The Chesapeake Group


Housing is the other major component of most household budgets. About eight out of ten of the
households own their home in which they reside.



As shown in Table 18 and Figure 8, about one in ten has lived at their current address for less than
two years. About two in ten have lived in their current home for more than 20 years. About onefourth of the households moved into their current residence between 5 and 9 years ago. (It is
probable that some or many of these residents find themselves “under water” or “upside down”
relative to the current value of the home and the amount of mortgage. This, in some cases impacts
other household spending.)
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Table 18: Tenure in Current Housing Unit
Tenure In Current Unit
2 years or less
3 to 4 years
5 to 9 years
10 to 19 years
20 or more years

Percent
11.7
16.3
24.7
25.3
22.0

Figure 8: Tenure in Current Housing Unit
Tenure living at current address?

2 years or less
3 to 4 years
5 to 9 years
10 to 19 years
20 or more years

Source: The Chesapeake Group
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About one-fourth of the households do not have any monthly mortgage or rent payment. This
would include those with weekly payments as well as those who have paid off mortgages or moved
to/live in a residence formerly or currently owned by a relative. Including those with no payments,
the average monthly rent or mortgage payment is roughly $836.00. Excluding those with no monthly
payments, the average is $1,119.00. Table 19 and Figure 9 show monthly rent or mortgage
payments.

Table 19: Monthly Rent or Mortgage Payment

Current Monthly Rent or Mortgage Payment
None
Less than $400/month
$400 to $599/month
$600 to $799/month
$800 to $999/month
$1,000 to $1,249/month
$1,250 to $1,499/month
$1,500 or more/month

Percent
25.3
1.2
4.9
10.5
10.8
15.4
11.1
20.7

Source: The Chesapeake Group
Figure 9: Monthly Rent or Mortgage Payment
Which of the following best describes the amount of your
monthly rent or mortgage payment?

None
Less than $400/month
$400 to $599/month
$600 to $799/month
$800 to $999/month
$1,000 to $1,249/month
$1,250 to $1,499/month
$1,500 or more/month

Source: The Chesapeake Group
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No matter the success of any region, jurisdiction, commercial center, or any other facility where
consumers spend dollars, none will be able to capture all the dollars of market-area residents. As
examples, people employed elsewhere often spend resources at or near their places of employment. At
other times, people make visits and spend money with relatives and friends living in other locations or
while on vacations.

The rapidly increasing exportation of dollars today is from “online” or catalog activity, or “non-local bricks
and mortar” operations. Many residents of the Pottstown Region are making purchases online with
regularity. As shown in Table 20 and Figure 10, more than ten percent of those surveyed make purchases
either online or through catalogs once a week or more often. About one-third of the residents make such
purchases twice a month or more often. Only one-fourth make such purchases just a few times per year or
less often. This indicates that primary competition for some retail today is not internal to the region or in the
vicinity of the region, but global in nature.
Table 20: Frequency of Purchases Online or Through Catalogs
Frequency of Purchases Online or
Catalogs
A few times/week
About once/week
About twice/month
Once/month
4 to 9 times/year
A few times/year
Less often

Percent
4.0
9.4
20.7
15.8
17.0
17.6
15.5

Source: The Chesapeake Group
Figure 10: Frequency of Purchases Online or Through Catalogs
Frequency of purchases online or through catalogs?

A few times/week
About once/week
About twice/month
Once/ month
4 to 9 times/year
A few times/year
Less often

Source: The Chesapeake Group
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EMPLOYMENT CONDITIONS AND INCOME PATTERNS
Incomes and employment conditions are fundamental household factors impacting all spending.
Table 21: Number of Household Members
Number of Household Members
1
2
3
4
5
6 or more

Percent
14.1
37.2
17.4
18.3
8.1
4.8

Source: The Chesapeake Group


As shown in Table 21 above, about one in three households have four or more persons. About
fourteen percent of the households have only one member.



Table 22 and figure 11 show that eight of ten households have one to two members employed on a
full-time basis. About twelve percent of the households, including those composed of retired
persons, have no one employed full-time.

Table 22: Household Members Employed Full-Time
Number Employed Full-Time in Households
0
1
2
3
4 or more

Percent
12.2
42.1
38.8
6.0
0.9

Source: The Chesapeake Group
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Figure 11: Household Members Employed Full-Time
How many people in your household are
employed full-time?

0
1
2
3
4 or more

Source: The Chesapeake Group


About one in three households have at least one person employed on a part-time basis, as shown in
Table 23 and Figure 12.

Table 23: Household Members Employed Part-Time
Number Employed Part-Time
0
1
2
3
4 or more

Percent
64.2
29.1
4.8
1.2
0.6

Source: The Chesapeake Group
Figure 12: Household Members Employed Part-Time
People in household employed part-time?

0
1
2
3
4 or more

Source: The Chesapeake Group
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About one in four households (26%) have someone not employed full-time that would like to be
employed full-time. Those in this situation in general are educated, having completed at least some
college or an Associate’s level degree; and one-fourth has an advanced degree. Lack of opportunities
close to home are considered a factor by about one-half of the people not employed full-time but
desiring to be employed full-time. Education level of those desiring full-time employment is shown
below in Table 24.

Table 24: Education level of Those Desiring Full-time Employment
Educational Level of Person

Percent

Less than high school
High school
Technical
Some college or Associate's Degree
Bachelor's Degree
Advanced degree

2.2
19.1
3.2
25.5
25.5
24.5

Source: The Chesapeake Group


As shown in Table25 and Figure 13, the average (mean) annual household income is estimated to be
roughly $95,200. Almost one-half of all households have a total household income of between
$50,000 and $100,000. More than one-third of all households have annual incomes of at least
$100,000.

Table 25: Total Annual Household Income
Annual HH Income
Less than $14,999
$15,000 to $24,999
$25,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 or more

Percent
1.3
1.9
14.5
23.8
20.9
22.5
9.0
6.1

Source: The Chesapeake Group

25

Regional Market Analysis

Pottstown Metropolitan Region

Figure 13: Total Annual Household Income
In which of the following categories does YOUR TOTAL annual household
income fall? (Include pension or Social Security if applicable)

Less than $10,000
$10,000 to $14,999
$15,000 to $24,999
$25,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 or more

Source: The Chesapeake Group
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REGIONALLY GENERATED RETAIL GOODS & RELATED SERVICES DEMAND ESTIMATES
As noted, the primary market is composed of the residents of the Pottstown Region. Three alternatives
for future demand for retail goods and related services are defined based on certain key assumptions.
The three alternatives are defined as follows.
1. Alternative 1 - Market Share Alternative: The “market share” alternative is based on the Delaware
Valley Regional Planning Commission’s estimates for future population. It assumes though that each
of the eight jurisdictions will add new households at a rate in proportion to their current share of
households.
2. Alternative 2 - Half Growth Alternative: This assumes that the future growth will be roughly onehalf that of the 2007 estimates through at least the end of 2030 or the beginning of 2031. This is
based on the population estimates developed by the Census Bureau being below that of the DVRPC,
the current slow-down in new housing, and the likelihood that the market will not change
dramatically in the next few years because of the number of units likely to be underwater,
foreclosures, continued financing difficulties, and a higher unemployment rate for the foreseeable
future in the country and along much of the East Coast.
3. Alternative 3 - Regional Planning Alternative: Assumes that the developed estimates and that the
DVRPC’s distribution will hold.
It is also noted that:




All estimates are in 2011 dollars.
There have been some substantial changes nationally in consumer spending in the past two years
that are anticipated to remain relatively constant over the next few years, if not longer.
The estimates are considered conservative in nature, underestimating rather than overestimating
potential.

Aggregate retail sales figures represent a compilation of sales associated with ten major categories and
the types of operations within those categories. The ten major categories of retail goods and related
services demand are as follows:







Food, such as groceries and related merchandise generally purchased for home preparation or
consumption.
Eating and drinking, consisting of prepared food and beverages generally consumed on the premises
or carried to another location.
General merchandise, including variety stores, department stores, and large value oriented retail
operators.
Furniture and accessories, including appliances and home furnishings.
Transportation and utilities, including the sale of new and used automotive and other personal
vehicles and parts and basic utilities for the home.
Drugstores, including those specializing in health and beauty aids or pharmaceuticals.
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Apparel and accessories.
Hardware and building materials, including traditional hardware stores and garden and home
improvement centers.
Auto services, including gasoline and vehicle repair.
Miscellaneous, including a plethora of retail goods and services ranging from florists to paper goods.

Many of today’s better known operations in fact fall into more than one category. For example, many of
the “big box” general merchandisers, such as Wal-Mart, have traditional supermarket components
within their operations.
According to Table 26, which contains the aggregate retail goods and related services sales estimates for
the region, the regional population generates roughly $986 million in retail goods and related services
sales in 2011. The three largest jurisdictions in terms of retail goods and related services sales are:
Pottstown whose population is generating about $204 million; Lower Pottsgrove whose population is
generating about $174 million; and New Hanover whose population is generating about $160 million.
Table 25 also shows the individual jurisdictions that compose the region for 2011 and the estimates for
each of the three noted alternatives for 2021 and 2031. It is noted that as a result of the defined growth
in “rooftops” - or households - anticipated, each individual jurisdiction as well as the region is expected
to generate greater sales in the future than at present.
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Table 26: Retail Sales Estimates for the Pottstown Region (2011)
2011

Market Share
2021

Market share
2031

Half growth
2021

Half
Growth 2031

Reg. Proj.
2021

Reg. Proj.
2031

Douglass
New
Hanover
Upper
Pottsgrove
Lower
Pottsgrove
West
Pottsgrove

$122,308,000

$136,927,000

$141,387,000

$134,988,000

$150,157,000.00

$147,668,000

$152,646,000

$159,695,000

$178,780,000

$184,606,000

$180,213,000

$207,448,000

$200,731,000

$214,616,000

$76,125,000

$85,223,000

$88,000,000

$84,262,000

$94,560,000

$92,399,000

$96,721,000

$173,941,000

$194,729,000

$201,474,000

$185,704,000

$199,905,000

$197,467,000

$202,343,000

$43,663,000

$48,881,000

$50,474,000

$44,616,000

$45,811,000

$45,569,000

$46,053,000

Pottstown
North
Coventry
East
Coventry
Pottstown
Region

$203,684,000

$228,026,000

$235,056,000

$203,789,000

$204,679,000

$203,894,000

$205,464,000

$108,678,000

$121,666,000

$125,631,000

$110,496,000

$113,135,000

$112,314,000

$113,956,000

$97,839,000

$109,532,000

$113,101,000

$100,781,000

$105,826,000

$103,722,000

$107,930,000

$985,933,000

$1,103,764,000

$1,139,729,000

$1,044,849,000

$1,121,521,000.00

$1,103,764,000

$1,139,729,000

Jurisdiction

Source: The Chesapeake Group
Retail sales and related services revenues are converted to supportable space through the application of
sales or revenue productivity levels. A sales or revenue productivity level is the level of sales or revenues
per square foot at which it is assumed that the business will generate sufficient revenue to cover all
costs of operation as well as provide a reasonable return on investment for the ownership or operating
entity.
Sales productivity levels vary for each sub-category, type of business operation, or store-type. The
productivity levels vary from low figures for bowling centers to hundreds of dollars for others.
Supportable space is derived by dividing the amount of sales by a productivity level.
The Pottstown regional population generated sales are sufficient to support about 2.9 million square
feet of space in 2011. In all three alternatives, supportable space is expected to grow. As found in
Table 27:




For the “Market Share Alternative” and the “Regional Planning Alternative,” the community will
support about an additional 347,000 square feet of space by 2021 and a total of 454,000 square feet
of additional space by 2031. (The distribution of the space differs in the two alternatives with the
total amount differences being insignificant.)
For the “Half Growth Alternative,” the community will support about an additional 173,000 square
feet by 2021 and a total of 399,000 square feet of additional space by 2031.

It is noted that the added demand could be used to support new development, fill existing vacancies, or
a combination of both. It is once again important to note that irrespective of the strength, location factors,
mass, or other issues, no community or development is capable of attracting all of the sales generated in any
market or market area.
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Table 27: Retail Supportable Space Estimates for the Pottstown Region (2011)

Jurisdiction
Douglass Township
New Hanover
Upper Pottsgrove
Lower Pottsgrove
West Pottsgrove
Pottstown
North Coventry
East Coventry
Pottstown Region

2011
359,255
469,076
223,603
510,922
128,261
598,288
325,144
292,727
2,907,276

Mkt Share
2021
402,196
525,138
250,323
571,976
143,585
669,788
364,006
327,702
3,254,714

Mkt Share
2031
415,300
542,248
258,490
591,795
148,262
690,432
375,872
338,380
3,360,779

Half
growth
2021
396,506
529,343
247,503
545,472
131,054
598,594
330,589
301,519
3,080,580

Half
growth
2031
441,056
609,341
277,750
587,186
134,560
601,207
338,485
316,613
3,306,198

Reg. Proj.
2021
433,747
589,616
271,403
580,024
133,854
598,904
336,021
310,320
3,253,889

Reg. Proj.
2031
448,373
630,394
284,099
594,343
135,272
603,516
340,935
322,906
3,359,838

Source: The Chesapeake Group
The regional aggregates are based on the composition of space by major category for each of the
jurisdictions. Tables 28-35 summarize the supportable space by major category for each of the eight
jurisdictions.
Table 28: Supportable Space for Douglass Township by Category

Category
Food
Eat/Drink
General Merchandise
Furniture
Transportation
Drugstore
Apparel
Hardware
Vehicle Service
Miscellaneous
TOTAL

2011

Mkt Share
2021

Mkt Share
2031

33,052
21,923
55,417
17,105
55,343
18,640
25,308
64,521
26,709
41,237
359,255

37,001
24,545
62,037
19,146
61,957
20,868
28,335
72,237
29,900
46,170
402,196

38,209
25,343
64,061
19,773
63,976
21,548
29,256
74,588
30,874
47,672
415,300

Half
growth
2021
36,478
24,198
61,162
18,876
61,081
20,572
27,935
71,212
29,477
45,515
396,506

Half
growth
2031
40,579
26,915
68,033
20,998
67,942
22,884
31,072
79,212
32,790
50,631
441,056

Reg. Proj.
2021

Reg. Proj.
2031

39,907
26,470
66,905
20,649
66,816
22,504
30,556
77,903
32,247
49,790
433,747

41,251
27,363
69,164
21,346
69,069
23,264
31,587
80,527
33,333
51,469
448,373

Source: The Chesapeake Group
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Table 29: Supportable Space for New Hanover Township by Category

2011

Market
Share
2021

Market
Share
2031

Half
growth
2021

Half
growth
2031

Region
Proj. 2021

Region
Proj. 2031

Food

43,156

48,312

49,886

48,700

56,060

54,244

57,996

Eat/Drink

28,625

32,048

33,090

32,303

37,185

35,980

38,470

General Merchandise

72,356

81,003

83,643

81,653

93,992

90,949

97,238

Furniture

22,331

25,002

25,815

25,201

29,009

28,070

30,014

Transportation

72,261

80,894

83,531

81,543

93,867

90,828

97,110

Drugstore

24,338

27,246

28,134

27,464

31,616

30,592

32,708

Apparel

33,046

36,996

38,200

37,292

42,926

41,537

44,409

Hardware

84,246

94,316

97,390

95,069

109,437

105,896

113,220

Vehicle Service

34,874

39,041

40,313

39,353

45,301

43,835

46,866

Category

Miscellaneous
TOTAL

53,843

60,280

62,246

60,765

69,948

67,685

72,363

469,076

525,138

542,248

529,343

609,341

589,616

630,394

Source: The Chesapeake Group
Table 30: Supportable Space for Upper Pottsgrove Township by Category

Category
Food

2011

Market
Share
2021

Market
Share
2031

Half
growth
2021

Half
growth
2031

Region
Proj. 2021

Region
Proj. 2031

20,572

23,030

23,782

22,771

25,554

24,969

26,137

Eat/Drink

13,645

15,275

15,775

15,105

16,950

16,563

17,338

General Merchandise

34,492

38,611

39,871

38,176

42,842

41,863

43,823

Furniture

10,645

11,918

12,305

11,782

13,223

12,921

13,526

Transportation

34,444

38,561

39,818

38,128

42,787

41,809

43,764

Drugstore

11,602

12,988

13,412

12,842

14,410

14,082

14,740

Apparel

15,751

17,635

18,212

17,435

19,566

19,120

20,013

Hardware

40,159

44,958

46,425

44,452

49,885

48,746

51,025

Vehicle Service

16,623

18,612

19,218

18,400

20,649

20,177

21,121

Miscellaneous

25,670

28,735

29,672

28,412

31,884

31,153

32,612

223,603

250,323

258,490

247,503

277,750

271,403

284,099

TOTAL

Source: The Chesapeake Group
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Table 31: Supportable Space for Lower Pottsgrove Township by Category

2011

Market
share 2021

Market
share 2031

Half
growth
2021

Half
growth
2031

Region
Proj. 2021

Region
Proj. 2031

Food

47,006

52,622

54,446

50,183

54,021

53,362

54,680

Eat/Drink

31,180

34,905

36,115

33,288

35,833

35,395

36,270

General Merchandise

78,807

88,228

91,284

84,139

90,573

89,468

91,675

Furniture

24,325

27,231

28,174

25,969

27,956

27,614

28,294

Transportation

78,706

88,111

91,164

84,027

90,453

89,350

91,556

Drugstore

26,508

29,676

30,704

28,302

30,466

30,094

30,838

Apparel

35,993

40,293

41,691

38,425

41,367

40,863

41,871

Hardware

91,761

102,728

106,287

97,968

105,458

104,174

106,746

Vehicle Service

37,986

42,523

43,996

40,554

43,653

43,122

44,186

Miscellaneous

58,650

65,659

67,934

62,617

67,406

66,582

68,227

510,922

571,976

591,795

545,472

587,186

580,024

594,343

Category

TOTAL

Source: The Chesapeake Group
Table 32: Supportable Space for West Pottsgrove Township by Category

Category

Market
Share
2011

Market
Share
2021

Market
Share
2031

Half
growth
2021

Half
growth
2031

Region
Proj.2021

Region
Proj.2031

Food

11,800

13,209

13,641

12,056

12,380

12,315

12,446

7,828

8,763

9,048

7,998

8,213

8,168

8,255

19,784

22,149

22,869

20,214

20,755

20,648

20,865

6,105

6,836

7,059

6,241

6,406

6,374

6,442

19,758

22,118

22,839

20,189

20,730

20,619

20,838

6,654

7,450

7,692

6,800

6,982

6,944

7,018

Eat/Drink
General Merchandise
Furniture
Transportation
Drugstore
Apparel

9,036

10,118

10,445

9,233

9,479

9,429

9,530

23,036

25,787

26,628

23,538

24,167

24,039

24,294

Vehicle Service

9,535

10,675

11,024

9,742

10,003

9,953

10,057

Miscellaneous

14,725

16,480

17,017

15,043

15,445

15,365

15,527

128,261

143,585

148,262

131,054

134,560

133,854

135,272

Hardware

TOTAL

Source: The Chesapeake Group
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Table 33: Supportable Space for Pottstown Borough by Category

Category

2011

Market
share 2021

Market
share 2031

Half
growth
2021

Half
growth
2031

Region
Proj. 2021

Region
Proj. 2031

Food

55,042

61,620

63,521

55,071

55,312

55,099

55,524

Eat/Drink

36,510

40,873

42,135

36,530

36,688

36,548

36,830

General Merchandise

92,287

103,314

106,497

92,333

92,737

92,381

93,092

Furniture

28,482

31,886

32,871

28,498

28,621

28,512

28,733

Transportation

92,164

103,178

106,359

92,211

92,615

92,261

92,971

Drugstore

31,042

34,752

35,822

31,058

31,194

31,074

31,312

Apparel

42,149

47,186

48,640

42,171

42,353

42,192

42,516

107,452

120,294

124,001

107,506

107,978

107,563

108,391

Vehicle Service

44,478

49,795

51,331

44,502

44,697

44,524

44,868

Miscellaneous

68,682

76,890

79,255

68,714

69,012

68,750

69,279

598,288

669,788

690,432

598,594

601,207

598,904

603,516

Hardware

TOTAL

Source: The Chesapeake Group
Table 34: Supportable Space for North Coventry Township by Category

2011

Market Share
2021

Market Share
2031

Food

18,165

20,337

20,999

18,468

18,912

18,772

19,047

Eat/Drink

17,035

19,070

19,693

17,320

17,735

17,605

17,863

General
Merchandise

46,935

52,547

54,260

47,722

48,860

48,505

49,215

Furniture

15,198

17,015

17,569

15,454

15,820

15,705

15,936

Transportation

30,644

34,304

35,425

31,156

31,901

31,669

32,132

Drugstore

16,540

18,518

19,122

16,818

17,220

17,094

17,344

Apparel

15,726

17,602

18,179

15,988

16,370

16,254

16,489

Hardware

57,333

64,186

66,276

58,293

59,684

59,250

60,117

Vehicle Service

50,189

56,188

58,018

51,029

52,248

51,869

52,626

Miscellaneous

57,379

64,239

66,331

58,341

59,735

59,298

60,166

325,144

364,006

375,872

330,589

338,485

336,021

340,935

Category

TOTAL

Half growth Half growth Region Proj. Region Proj.
2021
2031
2021
2031

Source: The Chesapeake Group
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Table 35: Supportable Space for East Coventry Township by Category

Category
Food

2011

Market
Share
2021

Market
Share
2031

Half
growth
2021

Half
growth
2031

Region
Proj. 2021

Region
Proj. 2031

16,353

18,308

18,906

16,846

17,688

17,337

18,040

Eat/Drink

15,338

17,170

17,728

15,798

16,588

16,258

16,918

General Merchandise

42,256

47,304

48,848

43,524

45,704

44,797

46,613

Furniture

13,682

15,317

15,816

14,092

14,802

14,504

15,094

Transportation

27,588

30,885

31,890

28,418

29,841

29,248

30,431

Drugstore

14,892

16,670

17,214

15,338

16,106

15,786

16,426

Apparel

14,160

15,849

16,364

14,581

15,313

15,008

15,618

Hardware

51,616

57,784

59,667

53,167

55,828

54,718

56,937

Vehicle Service

45,184

50,584

52,232

46,543

48,872

47,901

49,844

Miscellaneous

51,658

57,831

59,715

53,212

55,871

54,763

56,985

292,727

327,702

338,380

301,519

316,613

310,320

322,906

TOTAL

Source: The Chesapeake Group
The major category of space is defined by sub-category. In general, each of these sub-categories is
associated with a particular type or cluster of businesses. While not necessarily the largest in terms of
sales, the miscellaneous category contains more sub-categories or types of establishments than any
other major retail category.
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OTHER MARKET GENERATED DEMAND FOR RETAIL GOODS & RELATED SERVICES
The Pottstown Region is part of the larger Greater Philadelphia Area. The population and potential sales
and revenues for retail goods and services generated by that area represents a secondary market for
potential operations in the Pottstown Region. This market is substantial with retail sales estimated at
$64.9 billion from residents of Montgomery and Chester Counties, excluding those in the Pottstown
Region, Berks County, Bucks County, Delaware County, and Philadelphia. A breakdown of retail goods
and services sales associated with residents of select areas of the Philadelphia Metropolitan Area is
shown in Table 36.
Table 36: Retail Goods and Services Sales Associated with Residents of Select Areas of the Philadelphia
Metropolitan Area
Jurisdiction
Remainder Montgomery Co.
Remainder Chester Co.
Berks Co.
Bucks Co.
Philadelphia
Delaware Co.
Total

2011 Sales (in Billions)
$15.4
$12.7
$5.4
$12.2
$12.7
$6.5
$64.9

Source: The Chesapeake Group
Because of the magnitude of this secondary market, even a statistically insignificant capture of 0.5% or
one-half of one percent would generate $324 million in revenues for operations in the Pottstown
Region. This small proportional capture would increase the amount of supportable space by about onethird for the Pottstown Region, with the totals by 2021 ranging from 230,000 to 460,000 square feet.
In addition to the potential to capture a small part of the remainder of the region’s sales, other
visitations are now and will be made in the future for those coming into the area for hiking, biking,
birding, and other activities associated with the Pottstown region’s natural resources.
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This year, the Pottstown's Heritage Action Plan Group prepared the Heritage Action Plan. The Plan is
described by its authors to be “a blueprint of strategies and actions to increase the community's
attraction as a destination for visitors interested in heritage resources.” The Plan also notes “by their
very nature, these strategies reinforce community pride, economic development, and natural resource
conservation.”
According to the Heritage Action Plan document, “the Schuylkill River Trail (SRT) will eventually
extend about 120 miles between Philadelphia and Pottsville. … Within the next couple of years, the Trail
will be completed between Philadelphia and Reading.” According to the document, the two major intents
behind creating the Plan were “(1) to identify and leverage existing arts, cultural, historical, and
recreational resources to attract visitors and spur sustained economic activity, and (2) to improve the
connections between the Schuylkill River Trail and downtown Pottstown.“
In addition to the Pottstown Heritage Action Plan, other plans and programs associated with not just
Pottstown or the Pottstown Region, but those associated with the “Middle Schuylkill” region, indicate
that additional “visitor infrastructure” is needed and would be supportable in the Middle Schuylkill”
larger region. The types of described compatible uses would include:









Camera and photographic equipment stores
Lawn, garden equipment, and supplies stores
Hobby, book, and music stores
Sewing, needlework, and piece goods stores
Gift, novelty, and souvenir stores
Used merchandise stores
Full-service restaurants
Limited-service eating places

The Pottstown region is one of about ten “target areas” for attraction of visitors and “compatible
economic development that can lead to new jobs, increased property values, increased ratables, and
improved quality of life for residents and visitors alike.” The “Middle Schuylkill” regional assessment, as
well as the previously noted and quoted Heritage Action Plan, defines Pottstown as having natural and
historic resources with the capacity to “position itself to become a destination for place-based tourism.”
However, there is a potential overlap with significant portions of the trade area for the Middle Schuylkill
region coming from the jurisdictions noted in the Greater Philadelphia Metropolitan region. The natural,
historic, and cultural resources found in the Pottstown Region are collectively one of the draws from the
Philadelphia metropolitan area excluding the Pottstown Region.
There are other indicators of secondary and tertiary market overlap as well as potential growth in
demand. According to “Economic Significance and Impact of Pennsylvania State Parks: An Assessment of
Visitor Spending on the State and Regional Economy,” published in May of 2010, and “Outdoor
Recreation in Pennsylvania – Resident Survey, August 31, 2009,” most dollars spent from similar
attractions are from the regional population. On the other hand, according to the “2006 National Survey
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of Fishing, Hunting, and Wildlife-Associated Recreation, Pennsylvania,” U.S. Department of the Interior,
Fish and Wildlife Service, and U.S. Department of Commerce, U.S; the 2008 “Pennsylvania State Parks
Visitor Study: Key Findings and Implications;” and the “Birding in the United States; A Demographic and
Economic Analysis, 2006,” birding and other passive recreation like fishing and trail walking demand will
increase as the active senior population grows, insurance providers and employers continue to push for
healthier lifestyles to facilitate lower medical and insurance costs, and as a result of other factors. Some
of these opportunity sites are illustrated in Figure 14 below.
Yet, with growth opportunities in the visitor market, the associated patronage now, and will continue to
represent in the future a tertiary market opportunity that could result in “value added” to otherwise
supportable retail and related service activity in the Pottstown Region. It is likely to always be seasonal
in nature, with much of the patronage limited to weekends, with the exception of potentially several
months of the year having a more balanced patronage. Therefore, retail opportunities will continue to
be largely, but not totally dependent upon the regional population and visitation from the Greater
Philadelphia area to support year-round activity.
Figure 14: Opportunity Sites

Source: Heritage Action Plan
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Focusing on the growth in the primary market based on the most conservative of the alternatives
presented, the potential associated with exportation of dollars, and minimal penetration of the
secondary market, there are several retail opportunities that could be capitalized upon by the Pottstown
Region. Table 37 lists these opportunities, which include:











26,000 square feet of supermarket space.
5,000 square feet of specialty food space.
37,000 square feet of food service establishment space.
79,000 square feet of general merchandise space.
24,000 square feet of home furnishings and furniture space.
76,000 square feet of vehicle sales and service space.
26,000 square feet of added drugstore space.
32,000 square feet of apparel space, generally focused on women and family apparel.
90,000 square feet of hardware and home improvement space.
58,000 square feet of miscellaneous or other retail space, including gifts, cards, novelty, paper and
related items.
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Table 37: Retail Opportunities in the Pottstown Region

Source: The Chesapeake Group
The above opportunities total roughly 453,000 square feet of additional retail goods and related services space.
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TRADITIONAL MULTI-TENANT OFFICE DEMAND
The same population and household growth that stimulates future demand for retail goods and related
services also stimulates demand for additional office activity related to various professions and services.
There will simply be a rise in demand for medical services, attorneys, accountants, etc. However, in
addition to the direct demand created by the new future residents, there is also a significant need to
have employment activity closer to home. This employment will result in savings for infrastructure, a
healthier economic climate, and less household financial stress.
In estimating demand for multi-tenant office space, the following assumptions are made:




Each office employee requires 250 gross square feet of space. (This includes not just the “office” of
the person, but halls, elevator shafts, stairwells, etc.)
Each new household will have an average of 1.2 people employed.
The conservatively estimated average proportion of “office employment” of all employment
associated with the new households is estimated to be between roughly 51% and 52%.

It is further noted that evolving trends indicates that not all “office” space is found in buildings
constructed for that primary purpose. Office activity is increasingly located in homes, storefronts,
business parks, as well as more traditional structures and settings.
Two estimates of additional office space generated by the Pottstown Region’s residents are provided.
One is based on the “Half Growth Alternative” and the other on the “Regional Planning Alternative.”
The maximum amount of additional traditional multi-tenant office space associated with the potential
growth in demand in the Pottstown Region ranges from a low of about 400,000 square feet for the “Half
Growth Alternative” to 790,000 square feet associated with the “Regional Planning Alternative.”
As with the added retail space, the additional traditional multi-tenant office space demand could be
used to fill vacant space in buildings or construct new structures.

40

Regional Market Analysis

Pottstown Metropolitan Region

Forecasting Research & Development Options
Expanded participation in emerging areas of research and global technology could have a substantial
impact on employment, income, and economic opportunity in the Pottstown area. There are multiple
purposes for targeted research and product development activity, including:








Agricultural land preservation.
Opportunities to increase farm income to maintain farm viability.
Expansion of employment opportunity for those with educations, increasing the viability of the
region.
Enhanced opportunity for vacant structures.
Expansion of local higher education opportunities.
Expand synergy between the existing farm community, the community college and other area
institutions.
Affording the opportunity to link to synergistic employers outside the region.

Numerous prospective research and development programs can be gleaned from agricultural products
associated with activity in Montgomery, Chester and Berks Counties and the Pottstown area’s natural
resources. Research associated with the agricultural production and natural resources would be nonexploitive and non-invasive to those activities and resources and would be compatible with the potential
to expand visitor activity to and through those same resources. The wealth of biodiversity and
agricultural products provide resources leading to potentially new pharmaceutical and medical
advances, electronics research, water ecosystems and evaluation, monitoring and mitigation, and other
research.
Pursuit of the activity would afford the Pottstown Region an opportunity to carve out a niche to recruit
major “players,” including private companies and a range of public entities and institutions, and to
develop expanded entrepreneurship.
The following is a synopsis of prospective research studies and/or products which can be garnered from
the area’s natural resources and agricultural production. Agricultural and natural products that would
be involved include alfalfa, algae, apples, broccoli, corn, carrots, daffodils, duckweed, lettuce, moss,
soybeans, spinach, strawberries, tomatoes, varied trees, and wheat. In general, the research could
relate to:









Reuse of agricultural product waste for farm revenue enhancement
Bioplastics
Biodegradable polymers
Fuel cells “briquettes”
Wood substitutes for product manufacturing
Tree disease enhancement
Tree improvements
Pharmaceutical-producing plants
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Vaccines and vaccine antigens
Advanced antioxidant nutritional supplements and treatments
Cornstarch-based building blocks that look and feel similar to Styrofoam
Antitoxin, systemic and intestinal immunities
Alzheimer's drugs and treatments
Proteins to fighting cancer
Therapies for both humans and animals including thyroiditis, multiple sclerosis, and others.
Oral contraceptives

Pottstown has the necessary pieces to form partnerships and establish stronger entrepreneurship to
foster the activity. While not likely to evolve for a 5 to 10 year period from pursuit, the implications of
supporting this niche for employment and related space is substantial. It is estimated at about 2,000
jobs could be directly created, with about 500,000 square feet of space generated. Pay scale and skill
levels of most direct employees would be higher than those associated with potential other
opportunities, such as retail and related services.

42

Regional Market Analysis

Pottstown Metropolitan Region

Industrial Development Alternatives
The Pottstown area was once a hub for industrial activity, with industrial giants involved with the
production of steel, food and other products. Like many areas of the country, the employment
associated with the industrial activity has changed and the type of industrial activity has
metamorphosed. As a result of globalization and other factors, industrial activity and related
employment in this country has often shifted from purely manufacturing of products into light
manufacturing, engineering, testing, and assemblage, continuing to provide ample opportunity for what
has, along with agriculture, been considered basic industry. Many household and other products today
have components produced in every part of the globe, but assembled in the United States.
The linkage and use of agricultural production and the natural resources for research and potential
product development, including potential manufacturing, is one evolution of basic industrial activity for
which there are substantial opportunities in the Pottstown Region. Expansion into product assemblage
and related industrial activity is an additional area of substantial opportunity for the Pottstown Region.
In assessing the opportunities for assemblage and related industrial activity, consideration was given to
the following (not listed in order of priority as each was important in the identification process):








Current growth sectors or niches within sectors where demand is increasing and is likely to continue
to do so in the future.
Compatibility or synergy with existing area employers and activity.
The opportunity to extend or enhance the use of underutilized infrastructure, such as existing
buildings and airports.
The needs and ability of the activity to serve or meet demand from the neighboring metropolitan
areas along the East Coast or I-95 and I-81 corridors as well as the Midwest through rail, air, and
interstate system.
The potential to enhance quality employment opportunities locally, while not being injurious to a
quality environment and the area’s general way of life.
The potential to enhance tourism activity.

The following are the key products that are indicated based on the review.
Light Aircraft (Growing Market Segment) – While most of the aircraft industry product development
and production has been negatively impacted by the current economic conditions, those conditions
have opened the door for the expansion of the “light aircraft” development and production niche. As a
result of affordability and other factors, the development opportunity for light aircraft in the Pottstown
Region, with its two airports, adjacent underutilized land, and multiple means of arriving and departing
via air and land presents an opportunity upon which the area could capitalize. The opportunities range
from attracting an existing assembler/ manufacturer from other parts of this country or from another
country altogether, to the evolution of an existing company in the region, or to developing a start-up
operation based on existing skills and talents.
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Table 38 below lists companies involved with the activity, selling, producing one or more components or
in assemblage.
Table 38: Light Aircraft Development Companies

Source: The Chesapeake Group
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Scooters (U.S. market smaller than typical but growing with changed economic conditions) – Relative
to its population when compared to much of the developing and developed nations, the United States
has always been a proportionately lesser market for scooters. Yet, with the advent of economic changes,
rising gasoline prices, a push toward new urbanism type development in certain areas, and increased
use for rentals in visitor dominated communities, scooter demand in the United States has grown and is
likely to continue to grow. Most production or assemblage is either done overseas, in countries like
China where demand has traditionally been high for the product, or on the West Coast in this country.
Assemblage, rental, and sales of scooters is yet another opportunity for the Pottstown Region that could
be pursued through attracting an existing assembler/manufacturer from other parts of this country or
from another country.
Table 39 below lists companies involved with the activity: selling, producing one or more components,
or assemblage.
Table 39: Scooter Development Companies

Source: The Chesapeake Group
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Bicycles – Future assemblage activity that is linked to the image of the Pottstown area as a passive
recreational area based on its natural, cultural, and historic resources involves two wheeled vehicles,
such as bicycles. Once again, production is worldwide, with the potential to serve the East Coast and
Midwest communities from Pottstown. It is noted that opportunity may exist to assemble a wide brand
of bicycles at one facility, generating an additional “visitor” interest if the assembly process include
tours, a possible museum associated with various manufacturers, and showroom.
Figure 15 on the following page is a list of companies involved with the activity, either producing one or
more components or in assemblage:
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Figure 15: Bicycle Development Companies

Source: The Chesapeake Group
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Kayaks and Canoes – Manufacturing or finishing of kayaks and canoes represents an additional opportunity
and one that, like bicycle assemblage, is linked to potential niche tourism activity and could also involve tours
and a showroom. Figure 16 below lists companies that are involved with the activity. Opportunities exist for
possible recruitment of those operating in other parts of the country as well as those overseas.
Figure 16 Kayak and Canoe Development Companies

Source: The Chesapeake Group
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OTHER INDUSTRIAL OPPORTUNITIES
Assemblage of Other Consumer Products - The Pottstown Region offers an advantageous location for
almost all consumer oriented product assemblage. The reasonable transportation access via the
interstate system and air to the substantial population centers both along the East Coast and to the
Midwest, reasonably priced land, and reasonably priced and available buildings and sites with available
utilities collectives provide opportunities for future economic expansion.
Alternative Energy Development - Opportunities for expansion of non-traditional energy production
exists because of the presence of one of the largest energy companies in the country (in Limerick) with
its existing and potential economic linkages as well as other factors. Most recent reports indicate that
Pennsylvania ranks 15th in the nation in wind power. The state's ten wind farms have a combined
capacity of 293.5 megawatts, generating 2.3 billion kilowatt-hours, while another farm with a capacity of
70 megawatts is under construction. Potential capacity is considerably larger, estimated to be
5,120 megawatts. Micro wind turbines are growing in use as the technology enhances. (In 2007,
Montgomery County became the first wind-powered county in the nation, with a two-year commitment
to buy 100 percent of its electricity from a combination of wind energy and renewable energy credits
derived from wind energy.)
The National Solar Jobs Census of 2010 identified Pennsylvania as ranking second in the nation for the
number of solar jobs. The National Renewable Energy Labs Open PV project’s national rankings show
Pennsylvania as third in the number of solar installations and fourth in total installed capacity. Four
solar-energy projects in Chester County have been approved to get funds through the state’s Alternative
Energy Investment Fund as of 2010. The annual global growth rate of installed solar power systems is
expected to quadruple. Solar City, a rapidly growing solar leasing and installation company, is situated in
a neighboring area (Broomall); however, the opportunity for other installers is also likely given growth
projections.
Biomass is stored solar energy material produced by photosynthesis or is an organic byproduct from a
waste stream. Biomass includes a wide variety of renewable organic materials including, but not limited
to, forestry and agricultural wastes and residues, urban tree trimmings, food processing wastes, woody
weeds, oil-bearing plants, animal manures, sewage, dedicated energy crops and the organic part of
municipal solid waste. Montgomery County’s Stowe Power Production Plant Biomass Facility provides
this energy source. The Stowe Power Production Plant is a turbine power plant fueled by gases from the
Pottstown Landfill. Yet, biomass is also being used to produce or manufacture formerly virgin wood
based products.
Table 40 lists several companies related to the development of alternative energy, like solar and wind
power, as well as biomass.
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Table 40: Alternative Development Energy Companies

Source: The Chesapeake Group
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Additional Opportunities
Visitor Based Natural, Historic, and Cultural Resources - Harder to measure in terms of potential
supportable space, but nevertheless important to the future economy for the area is the previously
noted and identified visitor based activity associated with the area’s cultural, historic, and natural
resources. In some ways, this activity is in its formative stage of development in the Pottstown Region.
There are a number of entities and organizations involved including those listed in Table 41 below.
Additional opportunities can be explored as will further be identified in the implementation. These
include but are not limited to agri-tourism and increased linkages between visitors generally in the area
for the natural resources and providers of cultural, historical, and food service activity.
Table 41: Visitor-Based, Historic, and Cultural Resources

Source: The Chesapeake Group
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Composite Opportunities
As previously noted, not all opportunities for the Pottstown Region can be aggregated into supportable
or developable space. For those that can, the total aggregated space identified is found in Table 42
below. Once again, it is noted that the estimates are conservative in nature, tending to underestimate
and not overstate opportunities.
Table 42: Composite Space for Select Activity
Type of space
Retail goods & related services
Traditional multi-tenant office
Multi-tenant R & D space
SUBTOTAL

Anticipated Potential
453,000 square feet of additional retail space
Minimum of 400,000 square feet of additional space
500,000 square feet of additional space
453,000 sq. ft. of retail & 900,000 sq. ft. of multi-tenant office

Source: The Chesapeake Group
Other identified opportunities are substantial and include:




Various consumer or recreation oriented industrial assemblage activity.
Alternative energy development.
Cultural activity and related space enhancement to support potential growth in niche visitation
numbers.
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Strategic Site Opportunities
A total of eight sites, corridors, or areas are identified as being strategic for economic development
purposes for the Pottstown area. In addressing opportunities for each site, consideration has been given
to the comprehensive plan for the area, the availability or proximity to current public services, current
land use patterns, natural features, and current utilization. Importantly, proposed development of the
sites, corridors, or areas neither violates nor conflicts with the, comprehensive plans for the region,
counties or localities. Thus, while development may require modifications to zoning, explored in the
implementation component of the economic development strategy, they do not require other policy
changes. For example, all proposed developments fall within the “growth areas” defined in Figure 17
below.
Figure 17: Proposed Rural Resource and Growth Areas

Source: Montgomery County Planning Commission (MCPC)
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The following is a synopsis of development opportunities associated with various strategic sites, areas
and corridors.

AIRPORTS
The Pottstown Region is fortunate to have two airports. Based on federal and other level of government
regulations, it is extremely difficult for any new airport to form in this country in the future. So whether
or not they are used to capacity at this time, the airports are assets that cannot be replaced. The
Pottstown Municipal Airport is the only public-use airport located in the Pottstown Region. The
Pottstown-Limerick Airport is a privately owned facility, with a roughly 3,400 foot long runway that is
categorized as a “reliever” airport to help reduce corporate and general aviation traffic at Philadelphia
International Airport.
According to the Pottstown Metropolitan Regional Comprehensive Plan, The Pottstown Municipal
Airport was constructed in 1952 and is owned by the Borough of Pottstown. As a general aviation airport
it provides at this time limited corporate and charter service as well as services for recreational pilots.
The runway is more than 2,700 feet long. It has an associated private operation – Witmers Aviation
Services – that repairs specific types of aircraft for which few others are approved to do in the country.
There is industrial development activity that abuts the airport that has met with some success, although
intensification of activity is possible. General airport opportunity sites are identified in Figure 18 below.
Figure 18: General Airport Opportunity Sites

Source: The Chesapeake Group
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Figure 19: The Pottstown-Limerick Airport

Figure 20: The Pottstown-Limerick Airport

Source: The Chesapeake Group

Source: The Chesapeake Group

The Pottstown-Limerick Airport has easy access via the road network and is therefore more often used
by larger national and international area employers. There are proposals to extend the runway to 4,400
feet and provide additional hangers. Additional improvements to the Pottstown Municipal Airport have
been sought that include an apron extension and additional corporate and other hangers. Other than
FAA regulations, there are no known conditions that would prevent either intensification of activity at
the airports on surrounding sites that are currently under-utilized or undeveloped. Also, there are no
known significant problems with reuse or intensification of activity within existing buildings or on
property on which the buildings sit.
The sites that surround the Pottstown Municipal Airport and the airport represent opportunities for
expanded industrial development activity. This is an ideal location, based on existing operations for
which synergy could be developed, to pursue the development of the light aircraft industry. One or two
of the sites that currently are undeveloped could also hold R & D activity that could be linked to the
agricultural production in Montgomery and Chester Counties in the Pottstown region as well as Berks
County. This would include the potential for “flex,” incubator type space. Other identified industrial
activity that would be appropriate for the sites would include scooter assemblage, other product
assemblage except bicycles, and kayak and canoe finishing or production.

THE “RIVER BEND” INDUSTRIAL DEVELOPMENT
At the eastern boundary of the Borough of Pottstown in East Coventry and Lower Pottsgrove Townships,
the Schuylkill River bends, creating an “s” shape pattern. This area has significant buffers along the
river’s edge where no development has occurred or should occur in the future. Yet, this area has also
been home to significant industrial activity, including Occidental Chemical.
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The area has rail access and reasonable vehicular access supportive of continued industrial activity.
There is also potential for this area to hold and be integrated into future development of a commuter
rail stop, linking the Pottstown Region to Philadelphia to its east and Reading to the west.
The location, access and character of the sites in this area have potential for both industrial and other
opportunities. In pursuing those opportunities, it is suggested that reuse and redevelopment be
restricted primarily to land that has previously been “developed” or “disturbed.” With quality
development patterns that might include use of pervious materials for future parking, green building
structural development, and other green building techniques, such as green roofs, the new
development could result in lesser impact on the river than previous developments.
The following are options for development of the area and strategic sites are pertinent:





Alternative energy development site (solar).
R & D “campus” setting option.
All consumer-oriented product assemblage options, including bicycles.
Multi-tenant office center combined with possible mixed-use residential/recreation with small
amount of retail activity (option for one or more of the sites if commuter rail evolves and stop is
integrated).

THE DOUGLASS LINEAR BUSINESS PARK (MAIN STREET)
Business park development has been fundamental to providing quality industrial development along
with a mixing of use and activity. In general, they evolved from “industrial parks” that had restricted
uses and often did not facilitate planned development, but isolated industrial activity from other
activity. The industrial parks often created homes for heavy and light industry and isolated the
employment from residential development. The evolution of industrial activity in many areas away from
heavy manufacturing to light industry and office space based activity, the need for ancillary retail activity
associated with the employment, and other factors resulted in a change in character to planned
business parks.
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Figure 21 below identifies the opportunity site for the Douglass Linear Business Park—or Douglass Main
Street.
Figure 21: Douglass Linear Business Park Opportunity Site

Source: The Chesapeake Group
Business parks often share commonalities, such as certain site design standards and other physical
environmental components. They often afford the opportunity for community based services, public
services, transient accommodations such as hotels, retail service activity, vehicular services, business
services, and other commercial and light industrial activity.
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The area of Douglass Township, along Route 73, from Gilbertsville Road to Route 100, could be
developed as a “linear” business park, as shown in Figure 22. This area could provide the opportunity for
some additional retail, including an independent supermarket; continuation of the government services;
conversion of residential units to local serving medical office activity; and full and limited service
restaurants, blended with existing residential. To create this opportunity would require design
standards and similar streetscape and signage improvements that create an image of one place
functioning as a collection and not simply a “strip.”
Figure 22: Douglass Linear Business Park

Source: The Chesapeake Group
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KEYSTONE BOULEVARD / TRAIL AREA
This strategic area, as seen in Figure 23, is adjacent to the Schuylkill River and runs from about Route
100 in Pottstown to and through West Pottsgrove. Parts of the area have undergone extensive study
over a number of years. In 2002, the “Western Riverfront District Redevelopment Plan” was developed
for the area that encompassed the land from Route 100 to West Pottsgrove. The redevelopment district
included PECO lands and facilities, land belonging to Montgomery County Community College, the
abandoned Pennsylvania Railroad right-of-way, the former Mrs. Smith’s complex, some vacant parcels,
some other structures and some additional parcels. The site was zoned for heavy manufacturing at that
time.
Figure 23: Keystone Boulevard/Trail Area

Source: Western Riverfront District Redevelopment Plan
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A Keystone Opportunity Zone, shown in Figures 24 and 25, was defined for the areas west of Route 100
and was intended to include a mix of industrial and office activity with zoning and land use designation
change intended for those purposes.
Figure 24: Proposed Zoning 1 for Keystone Opportunity Zone

Source: Western Riverfront District Redevelopment Plan
Figure 25: Proposed Zoning 2 for Keystone Opportunity Zone

Source: Western Riverfront District Redevelopment Plan
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Vehicular movement was supported by both rail and road network in this area, with Keystone boulevard
being the collector road to move through and to the area.
In 2008, the Borough developed an economic and community development strategic plan that
continued to show support for mixed industrial activity in the same area. The Pottstown Borough
Economic Development Strategic Plan calls for this to be a riverfront industrial park, pictured below in
Figure 26.
Figure 26: Proposed Riverfront Industrial Park

Source: Western Riverfront District Redevelopment Plan
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Additional development areas and opportunity sites are summarized in Figure 27 below.
Figure 27: Development Areas and Opportunity Sites

Source: Pottstown Borough Strategic Plan
Development of the area for the intended purposes has been slow. An Urban Land Institute Advisory
Panel in 2009 concluded that: “The industrial base (i.e., existing structures) is underutilized and there is
a substantial inventory of vacant industrial land that is more than adequate to accommodate any
flex/industrial uses for the foreseeable future. There is limited office demand and limited locally serving
retail demand in downtown. In short, there are no real external drivers to spur new private economic
development in the borough. There is, perhaps, some pent-up residential demand that could be
explored, but currently there is a lack of product/market choices in the borough.”
Opportunity sites for enhancement, intensification, and reuse are identified in Figures 28 and 29 on the
following page.
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Figure 28: Opportunity Sites for Enhancement, Intensification, and Reuse

Source: The Chesapeake Group
Figure 29: Close-up of Opportunity Site

Source: The Chesapeake Group
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On the other hand, the panel review did not fully address market conditions that might be stimulated by
aggressive recruitment. The panel addressed the land development only within the Borough and not as
a connective element between two jurisdictions, and envisioned the continued expansion of
opportunities in the higher education arena that might be stimulated in the future, but it was not
cognizant of the opportunities associated with a new niche of potential R & D activity or that addressed
the potential viability and advantages of this water view and waterfront access land coupled with
highway access that might contribute to competitive advantages of the sites for industrial/office activity
compared to other locations in the Pottstown Region.
In fact, continued pursuit of non-residential activity in the area has benefits to the trails to the north and
along the river in terms of time and distribution of vehicular traffic flow, diversity of scenic experience,
and other factors with proper planning. (Weekend traffic associated with employment activity often has
a lesser number of trips than weekend residential development.)
The following are options for development of the Keystone Boulevard area west of Route 100 in both
Pottstown and West Pottsgrove. These can and should be developed primarily, but not necessarily
exclusively, within the context of a planned development and utilizing existing buildings, areas, and sites
that have previously been developed. Consideration in development should be given to expanding
pervious soil conditions and through structural development that minimizes damage from possible
flooding. The activities are not mutually exclusive of each other.





Expansion of higher education facilities either linked to or by Montgomery County Community
College or other institutions associated with R & D activity.
Incubator space for R & D entities.
Any and all forms of consumer product oriented assemblage and related industry.
Medical oriented service office space and facilities.

THE STATION INTERCHANGE BUSINESS PARK AT SANATOGA
The Lower Pottsgrove and Limerick Townships have developed a master plan (as shown in Figure 30) for
the 422 Interchange located at the borders of the two jurisdictions. Portions of the plan, situated in the
southeast corner of the interchange, have been implemented, focusing generally on retail and related
commercial and services, including a factory outlet center and Costco. Additional space further from the
interchange in this quadrant is defined for mixed office, entertainment, retail, and light industry.
The plan also indicates for the northeast quadrant of the interchange the previously defined PottstownLimerick Airport facilities expansion and related industrial development.
West of the interchange in the Lower Pottsgrove sections, the plan calls for about 400,000 square feet
of mixed commercial retail, 240,000 square feet of office space, a recreation center, 324 dwelling units,
and a proposed age restricted housing development.
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Figure 30: Lower Pottsgrove and Limerick Townships’ Master Plan

Source: Sanatoga Interchange Study
Development of the magnitude and scale of retail and commercial called for in the plan is unlikely to be
achieved within a 20-year period and not without the inclusion of a successful, fully linked commuter rail
system in the near future. The most optimistic projections, showing growth in housing and households
at levels beyond those achieved even during the mid-2000’s would likely push such development’s
success beyond a twenty year time frame.
That does not mean that the plan is not one that should be pursued with some flexibility and
modifications in the conceptual framework based on market conditions. Those changes would include:







Utilization of at least one of the sites identified in Figure 31 as a “Sanatoga Station Interchange
Business Technology Park,” with future space largely but not exclusively used for multi-tenant office,
R & D, emerging energy technology, and single-tenant office users.
Enhanced integration of residential with commercial or a mixing of uses.
Decrease in the amount of retail as a result of slower consumer growth or demand for goods and
services. The total amount of additional planned retail in the range of 200,000 square feet is of
greater probability over the extended period than the defined 400,000 square feet.
Planned build out for at least a 30-year time frame.
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Figure 31: Sanatoga Station Interchange Business Technology Park Opportunity Sites

Source: The Chesapeake Group

NORTH COVENTRY’S TOWN CENTER
Plans associated with North Coventry call for a “Town Center” situated around the Route 100
interchanges with US 422 and Route 724. To many in urban or suburban areas, a “town center” is
considered a location where patrons can obtain a range of retail goods and other services. “Town
centers” are also associated with additional employment. The type of retail associated with newer town
centers is generally composed of regional and national chains. As with the previous Sanatoga discussion,
the amount of retail associated with the development of the town center in North Coventry is likely to
be less than what may have been thought of a few years ago. The development of town center retail
will be impacted by internal factors, such as slower regional growth, and external factors, such as
changed consumer spending, the continued growth of internet shopping diminishing new “bricks and
mortar” demand, and changes in corporate policies of the “majors” shifting toward smaller footprints.
The proposed town center development should likely focus on non-retail functions. Future space could
be associated with single and multi-tenant R & D activity and areas mixed with the R & D and industrial
assemblage activity. The town center could include very modest amounts of retail and possible transient
accommodations, should tourism activity associated with the natural resources and cultural and arts
activity in the region continue to grow. There is also the potential for added housing or “rooftops” in a
mix. The latter is a particularly enhanced option, should commuter retail service be developed at some
time in the future.
It is noted that from a timing perspective, this town center is not likely to take form until more of the
Sanatoga development occurs.
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NEW HANOVER’S RECREATION CORNERS
As previously defined in the comparative assessment or gap analysis, a conclusion can be drawn that
residents of New Hanover travel further for basic services than others because of the identified
commercial gaps and the largely rural northern most sections of the Township. An opportunity exists for
expansion of neighborhood or community scale retail if creatively incorporated with other activity that
potentially draws people to the area, as shown in Figure 32.
Figure 32: New Hanover Opportunities & Service Area General Location

Source: The Chesapeake Group
Throughout this country, there are examples of re-creations of “new communities” and “main streets.”
New Hanover has the opportunity to utilize its significant assets and create a very unique setting for
some basic community or neighborhood scale services. This would create an area unique within the
Pottstown Region with commercial serving primarily residents for New Hanover and Douglass
Townships, but with other activity serving a larger population. This development would have amenities
not often available at many other locations.
The New Hanover center area would be located at the intersection of Route 663 and Route 73 and
Ludwig Road, as depicted in Figure 33. There are a golf course and facilities as well as a natural water
body for passive recreational use. It is surrounded by farmlands. While an independent supermarket,
convenience vehicle services, and some additional small amount of retail would be fundamental to
making this area a focus for residents, the existing recreational amenities could be expanded to include
additional commercial recreation including miniature golf; an indoor family entertainment center with
virtual sports activity; batting cages; and seasonal agri-tourism activity such as a petting zoo, corn
mazes, and “pick your own” produce.
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Figure 33: Proposed New Hanover Center Area

Source: The Chesapeake Group

DOWNTOWN POTTSTOWN – HIGH STREET
Downtown Pottstown is the historic heart of the region. As indicated in the survey of residents, many
residents of the region come to Pottstown for any and all purposes. Downtown Pottstown continues to
have viability. But like most downtowns in urban, suburban, and rural communities, its function and
purposes have changed over time. Prior to suburbanization, most households lived close to the
traditional downtowns. Suburbanization resulted in a greater dispersal of residents. As a result of the
changed “roof top” pattern, convenience retail moved to locations closer to the residents.
Transportation network changes created additional opportunities to serve larger audiences at interstate
or other highway interchanges. Downtowns were further impacted by ‘superstores” and “big box”
conglomerations.
The systemic changes have not always made the metamorphous of downtowns easy. Yet, they have all
had to transition from being the only opportunity to establishing a competitive niche position.
Downtown Pottstown and more importantly the High Street or traditional “Main Street” continues to
adjust to changed market conditions. Certain specialized long established retailers continue to exist.
Cultural arts activities are currently small; but they are growing and productive. There are genuine and
significant signs of new investment in the past five years in building interiors, facades, new businesses,
and public improvements that often go overlooked. Figures 34 and 35 depict the results of this new
investment. The presence of the Montgomery County Community College is growing in the area, along
with the prospect of commuter rail service. There is also potential for further enhancement to the
riverfront and trail use that attracts outside visitors. There are events that draw people to the
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downtown that provide visibility upon which merchants can capitalize. Businesses and investor dollars
are attracted to the area from outside the Pottstown Region.
Figure 34: High Street Buildings 1

Source: The Chesapeake Group
Figure 35: High Street Buildings 2

Source: The Chesapeake Group
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Downtown Pottstown and High Street have substantial identified potential. Importantly, locations in
Downtown Pottstown provide opportunities to view the historic structures, an attractive streetscape
lined with established vegetation, the natural resources, and working rail. The potential opportunities
can evolve. Those opportunities that have been identified through the analyses include:






5 to 7 non-national chain food service establishments. Included among the opportunities would be a
“beer garden” or a “brew pub.”
5,000 square feet of specialty food space.
15,000 to 25,000 square feet of miscellaneous or other retail space, including gifts, cards, novelty,
paper and related items.
150,000 square feet of multi-tenant office space for community based professional services,
outpatient medical service and potential R & D activity.
An additional 150 to 250 housing units. (It is noted that even in the most conservative “one-half”
assumptions the number of households and related housing units are expected to expand over the
next twenty years, albeit at a slower pace. The units relate to a growing niche market segment,
largely composed of empty nesters.

The added office space (could generally be reflected of rehabilitated structures on High Street and other
streets) coupled with the added households/housing units would create an additional indigenous
downtown population during the day of 600 to 750 people. While these numbers are insufficient to
support by themselves any one or more businesses, the added presence would create more individuals
on the downtown streets, creating a higher perceived “energy” level.
Success with generating the added activity and space in downtown and for many of the other defined
strategic sites will be contingent upon continued growth in cultural and art activity, pursuit of unique
niches in downtown and elsewhere, pursuit of entrepreneurs, and coordination of assets and activities
that relate directly to the implementation strategy.
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