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CHAPTER  6  POPULATION  AND  HOUSING 
 
 
The use of demographic information in the planning process is essential in 
order to assess both the current population status and the forecasted condition.  
Population statistics are formulated by the U.S. Census Bureau at the beginning 
of each decade, providing a vast array of statistical data regarding numbers of 
people, their housing and employment.  The analysis of this information is 
critical to the development of a comprehensive plan for any municipality, for it 
frames the need to plan for anticipated change.  Thornbury Township, like most 
municipalities, is subject to continuous applications to develop various parcels 
of land.  Decisions regarding these applications have a major affect on the 
composition and character of the Township into the future.  An understanding of 
growth trends will allow the Township to make informed decisions about land 
use, facilities development and service programs affecting all residents. 
 
It is the intent of this Comprehensive Plan to provide policy and direction to the 
planning process used by the Township.  The analysis of past demographic 
trends will establish the basis for providing for the needs of residents in the 
future.  This Chapter focuses on those trends in order to establish a land use 
plan that will both accommodate future growth and preserve the beneficial 
aspects found in the community.   
 
Methodology 
 
At the time of the preparation of this Comprehensive Plan update, the Year 
2000 Census data has been released in a form suitable for comparing various 
information categories with past decades within municipalities.  Adjacent 
municipalities are also considered in the analysis, due to the interconnected 
nature of many activities.  The demographic information cited has been 
assembled by Delaware County and the Delaware Valley Regional Planning 
Commission (DVRPC), as well as Chester County.  The categories of statistical 
data that Delaware County has assembled are as follows:   
 

• Population 
• Age Distribution 
• Age and Gender 
• Population Density 
• Racial Statistics 
• Housing Units 
• Housing Occupancy 
• Households 
• Non-family Households 
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The population total for the Township that was used for the above breakdowns 
was 7093.  Of interest are the year 2000 population totals for Thornbury 
Township and Concord Township.  Both of these municipalities challenged the 
figures originally issued by the U.S. Census Bureau and their counts were 
revised.  Table 6.1 reflects those revised figures.  Thornbury Township 
decreased and Concord Township increased in population, by the same 1306 
individuals.  This figure represents the population of the Delaware County 
Correctional Facility located on the boundary of the two townships.  The prison 
population had originally been assigned to Thornbury Township, although the 
housing and other facilities of the prison are physically located within Concord 
Township. 
 
Unfortunately, statistics that have been prepared by Delaware County regarding 
age distribution, gender, racial statistics and housing issues have all been 
developed using the original year 2000 figure of 7093.  Where it is possible to 
redistribute data using the revised control number, 5787, that will be done.  
Delaware County has indicated that there are no plans to statistically adjust the 
data to reflect the revision in the total. Population projections, which will be 
addressed later in this Chapter,  were based on the revised population figures, 
when they were prepared by DVRPC. 
 
The population totals for Thornbury Township are further skewed by the fact 
that there are two other institutions within the Township which are included in 
the totals.  Cheyney University and Glen Mills Schools are both entirely or 
partially located within the boundaries and, therefore, subject to counting.  In 
each case, the individual is counted if the residence is within the boundary, and, 
in the case of Cheyney University, some or all of the dormitories may be outside 
the Township.  This needs to be determined.  For statistical purposes, it would 
be helpful to know the count of individuals in these two institutions, for their 
presence in the total population count makes assumptions about projections 
and future housing needs less relevant to the control of the Township.  These 
two populations are being sought and will be factored into growth planning 
when available. 
 
 
Regional Population Growth 
 
By virtue of Thornbury Township’s location on the border of Delaware County 
and Chester County, comparison of data from both jurisdictions will be used 
whenever possible.  Those municipalities surrounding Thornbury Township and 
forming its immediate context are: 
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• Edgmont Township (Delaware County) 
• Middletown Township (Delaware County) 
• Chester Heights Borough (Delaware County) 
• Concord Township (Delaware County) 
• Chadds Ford Township (Delaware County) 
• Birmingham Township (Chester County) 
• Thornbury Township (Chester County) 
• Westtown Township (Chester County)   

 
Table 6.1 represents comparative population data from the recent past and the 
current census year (2000).  Of interest are the substantial growth rates of the 
region surrounding Thornbury Township relative to the decline in population for 
Delaware County.  Other sectors of the County are losing population in 
significant numbers, offsetting the gains in the western sector.  Calculated on a 
decade basis, Thornbury Township itself saw growth rates of 29.4% between 
1980 and 1990 and 22.4% between 1990 and 2000.  
 
 
Age and Gender Distribution 
 
Statistical breakdowns for each of these topics have been prepared by 
Delaware County, however, the population basis was 7093 individuals, 
including the prison population.  This is evident in the increases of population in 
young adult age ranges associated with prison populations.  There is also a 
population of teen age boys residing at the Glen Mills Schools, that causes an 
increase in their age range that would not be a normal distribution.  Based on 
the original 7093 figure, the median age of the population is the lowest of any 
municipality in Delaware County.  This has obviously been affected by the two 
facilities.  The corrected figure of 5787 population does include the Glen Mills 
School.  Table 6.2 portrays the distribution of age ranges for both Thornbury 
Township and Delaware County. 
 
 
Other Statistics 
 
As noted earlier, all of the statistical data provided by Delaware County are 
based on an erroneous total population.  Categories such as population density, 
racial distribution, household and family size and housing occupancy are each 
affected by the discrepancy and will not be presented in this Plan.  It will be 
necessary to utilize an average household size, in order to project the amount 
of future housing the Township will need to accommodate the projected 
population.  
 

Chapter 6  6 - 3 



Thornbury Township  
Delaware County 

www.thornbury.org 
Comprehensive Plan 

Population Projections     
 
Possibly the most significant of the population analysis categories is that of 
population projections, for it is this information that allows a municipality to plan 
for its future.  Projections are formulated to be reactive to past trends, current 
circumstances, such as available space and appropriate zoning, and forecasted 
growth rates.  Projections of population are not always accurate, particularly in 
the most distant years and, for that reason, need to be modified periodically.  
For Thornbury Township and other municipalities of Delaware County, DVRPC 
is the regional Metropolitan Planning Organization (MPO).  Its jurisdiction 
includes five counties in Pennsylvania and four in New Jersey, generally the 
area surrounding Philadelphia.   
 
DVRPC prepares population projections for the region on a municipality basis.  
In March of 2002, DVRPC released a Regional Data Bulletin, No. 73, 
Population and Employment Forecasts, 2000 – 2025, Nine County DVRPC 
Region.  The accuracy of previous forecasts was stressed and, in the case of 
Delaware County, the adopted 2000 forecast and the actual 2000 Census count 
only differed by 0.33%, or 1794 persons.  Delaware County is forecasted to lose 
population between 2000 and 2025.  The 2000 population is 550,864 and the 
projected 2025 population is 547,784.  This negative trend is not typical of the 
nine county region, however, one other county, Philadelphia, has a negative 
rate and Camden County is forecasted to grow by only 1% during the 25 year 
period.  By contrast, Chester County has a 27% growth rate, Bucks County 
25%, Gloucester County (NJ) 27% and Burlington County (NJ) 21%. 
 
It was noted earlier that Thornbury and Concord Township appealed their 2000 
totals to the U.S. Census Bureau and had them amended by shifting the 
Delaware County Prison population to Concord Township.  Fortunately, DVRPC 
chose to utilize the revised total, 5787, as the control total from which the 
projections were developed.  Table 6.3  presents the current and projected 
totals for Thornbury Township and the surrounding municipalities, both in 
Delaware and Chester Counties.  Population forecasts are generalized 
expectations developed by demographers, using past trends and rates.  The 
forecast is meant to be a planning tool to allow a municipality to anticipate 
growth.  As conditions change, such as regional economic conditions or 
transportation networks, these forecasts may also need to be changed.  
Forecasts are normally for about 25 years into the future, since greater 
projections have less reliability.  Each of the 5 year increments is a 
mathematical breakdown of the total projected population.    
 
The most obvious feature of the comparison of regional forecasts is the 
difference between Delaware and Chester Counties, with a slightly negative 25 
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year growth rate and a moderate increasing rate, respectively.  The comparison 
of individual municipalities varies even more, with a range of 10% growth for 
Middletown Township and 93% growth for Birmingham Township.  The disparity 
of these rates could be due to a variety of factors, from the availability of land 
for future residential development to subjective matters like the convenience of 
commuting for employment.   
 
Population projections have varying degrees of accuracy and should be used 
for generalized planning purposes.  To an extent, a municipality can control the 
projection through zoning policies and the willingness to make lands available 
for future growth.  The process utilized in developing the DVRPC projections 
involved having each municipality planning commission review the proposed 
projections.  In cases when a modification was desired by a municipality, 
adjustments within a county control total had to be made.  The shifting of the 
prison population from Thornbury to Concord Township required no other 
modifications.  However, more complicated adjustments would be necessary to 
accommodate needed changes on a local level.  Although these projections 
were formulated and adopted by DVRPC prior to the preparation of this 
Comprehensive Plan, there will be opportunities periodically in the future to 
modify those projections relative to changing conditions.  Chapter 7, the Land 
Use Plan, addresses the availability of land to accommodate future growth of 
various types.  As opportunities arise in the future to affect the population 
projections the Township should utilize information about future land use to 
assess the forecasts.   
 
 
Housing Types 
 
The relationship between population and housing for a given municipality is 
quite direct.  There are a variety of housing types found in the Township, as well 
as a variety of living arrangements.  Housing ranges from single family 
detached dwellings on various sized lots to group housing in institutional 
settings, with attached houses, townhouses and apartments in between.  
Correspondingly, there are different groupings of individuals in dwellings, from 
traditional families to individuals in a single room of an institution.   
 
The Zoning Ordinance of Thornbury Township, as in most municipalities, 
prescribes conditions for the development of various parcels of land.  A 
municipality is required by law to provide opportunities for a variety of housing 
types, presumably spanning the economic spectrum.  The Zoning Ordinance 
designates each parcel in the Township with a zoning classification, including 
various residential categories.  Table 6.4 outlines the residential zoning districts 
and the individual restrictions for each. 
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From a housing perspective, it is useful to compare the relative quantities of 
land devoted to various zoning classifications which permit residential uses.  
The following table outlines those zoning districts and the land area and 
percentage of total Township area of each, exclusive of roads. 
 

Table 6.5 
 

Residential Zoning Districts Distribution 
 

 Zoning District    Area (ac.) Percentage 
 
 R-1  Residential 1    3313  58.3% 
 R-2  Residential 2      431    7.6% 
 R-3  Residential 3        51    0.9% 
 PA  Planned Apartment       82    1.4% 
 PRD-1  Planned Residential     151    2.7% 
 PRD-2  Planned Residential      87    1.5% 
 PRD-3  Planned Residential     189    3.3% 
 IR  Institutional Residential     284    5.0% 
 MHP  Mobile Home Park       69    1.2% 
 
 Source:  Township Records 
 
 
There were 1387 housing units reported in the Township, according to the U.S. 
Bureau of the Census, 2000 Census, which was an increase of 575 or 70.8% 
since 1980.  This was a significant increase, although not the highest in 
Delaware County during the period.  Several municipalities grew faster, 
including Edgmont Township at 227%, the highest increase in the County.   
 
Of the total population of 5787 in 2000, 4127 were categorized as living in 
households.  The following Table 6.6 illustrates the breakdown of household 
types and yields a figure for persons per household.  It is this figure that will be 
used to project the need for housing into the future.  The distinction between a 
household and a family is one of composition.  A family is generally defined by 
the Census Bureau as a householder and one or more other persons living in 
the same household who are related to the householder by birth, marriage or 
adoption.  A household includes all the persons who occupy a housing unit.  A 
housing unit is a house, an apartment, a mobile home, a group of rooms, or a 
single room that is occupied by (or if vacant, is intended for occupancy) as 
separate living quarters.  Separate living quarters are those in which the 
occupants live and eat separately from any other persons in the building and 
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which have direct access from the outside of the building or through a common 
hall.  The occupants may be a single family, one person living alone, two or 
more families living together, or any other group of related or unrelated persons 
who share living arrangements.  The difference between the total population 
(5787) and the number of persons in households (4127), or 1660, represents 
persons who are not living in situations meeting the definition of a household.  
These are persons who are not living in separate living quarters, or in other 
terms, are sharing facilities, most likely dining.  The figure of 1660 is related to 
the two institutions in the Township, Cheyney University and Glen Mills 
Schools, where individuals would not qualify as households. 
 

Table 6.6 
 

Thornbury Township Households, Year 2000 
 

Persons in Households   4127 
Total Households    1360 
Total Family Households   1153 
Married Couples    1060 
Female Householder       66 
Non-Family Households     207 
Persons per Household    3.03 
Persons per Family     3.33 

 
Source:  Delaware County Planning Department, revised May 2001  

 
 

Housing Occupancy 
 

The ownership status of a household, or owner versus renter, is depicted in the 
following Table 6.7, where Thornbury Township is compared to the other 
municipalities in the area.  It can be seen from this table that all of the 
municipalities in the vicinity have a high percentage of occupied dwelling unit, 
although it is normal to have some unoccupied units at any given time.  
Residents moving from either owner occupied or renter occupied units will 
create a small amount of vacancy.  Thornbury Township has a slightly higher 
occupancy rate than Delaware County.   
 
 
Housing Tenure 
 
The type of occupancy, in this case, owner and renter, refers to tenure and 
Thornbury Township has a high ownership level, as opposed to rental units.  
This figure is 91.1%, second only to Birmingham Township among the 
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surrounding municipalities.  The percentage of owner occupied dwellings is 
significantly higher than either Delaware County or Chester County.   
 
 
Housing Projections 
 
The average household size, as determined by the 2000 Census, was 3.03 
persons per household.  This is a relatively high figure for the region, but is 
probably due to the high owner occupancy rate in the Township.  The trend for 
average household size has been declining in most areas over the past several 
decades and will most likely decline to a small degree in Thornbury Township 
as well.  For planning purposes, a figure of 3.00 persons per household should 
be used to forecast the housing needs of the future.  Table 6.8 addresses the 
future housing needs through the relationship between adopted population 
projections and household size.  For the year 2000, the actual Census figures 
are used and there is a difference between the statistics, reflecting that not all of 
the population is accounted for in households.  Because of the high number of 
individuals housed in institutions in Thornbury Township, namely Cheyney 
University and Glen Mills Schools, the housing projections have been 
developed from the totals of individuals in households.  This has been done in 
order to isolate that part of the population that is a factor in population growth 
and would occupy traditional households.  The institutional population is not a 
part of such a group and not subject to control by the Township.  The number of 
individuals in institutions is the difference between the total population and 
those in households, or 1660.  This figure has been kept constant for each five  
year increment.  For projection purposes, it is assumed that the population total 
is accounted for in households.  The table serves to illustrate a progressive 
increase in housing demand related to projected household population. 
 

Table 6.8 
 

Housing Projections, 2000 – 2025 
 

      Census Projections 
     2000  2005 2010 2015 2020 2025 
 
Population    5787  6780 7140 7380 7840 8300 
Population in Institutions  1660  1660 1660 1660 1660 1660 
Population in Households  4127  5120 5480 5720 6180 6640 
Average Household Size  3.03  3.00 3.00 3.00 3.00 3.00 
Housing Needs   1387  1706   1826   1906   2060  2213 
Deficit           319     120       80    154    153 
Total Additional Units        319     439     519     673    826 
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Several features of the above table warrant discussion.  First, the population 
projections from DVRPC  through the planning period are not uniform, but they 
are as they appear in the Data Bulletin No. 73, March 2002,  issued by DVRPC.  
This unevenness results in corresponding problems in projecting housing 
needs.  For instance, very high deficit contrasted with the much lower figures for 
the following periods renders the projections suspect.  The population 
projections for each five year increment vary from 240 to 993.  This issue needs 
additional discussion with the regional planning agency.  If, however, the final 
year 2025 population projection of 8300 is valid, the need for 826 housing units 
during the period is valid, acknowledging that a discount for the numbers of the 
population that are not part of households has been made.  The progression to 
that figure is questionable, given the way the population projections were 
developed.   
 
It should also be noted that the Township has been made aware of plans by the 
Delaware County Prison to develop housing for inmates on its lands within 
Thornbury Township.  These lands have in the past been used for agricultural 
purposes, with all inmates housed on contiguous lands in Concord Township.  
These anticipated individuals are not part of the current projections and will 
need to be added to the totals and accounted for in a similar manner as the 
other two institutions. 
 
An alternative to the above process is to utilize the 826 needed units and 
attribute them to the 5 year periods, yielding 165 needed units each five years.  
This is a figure that is much more consistent with the normal progression of 
population growth, although the figure would probably be smaller in the early 
periods and rise near the end of the planning period. 
 
 
Summary 
 
As has been noted several times in this Chapter, Thornbury Township has 
experienced moderate population growth in the two decades prior to the 2000 
Census, increasing at a rate in the middle range of the surrounding 
municipalities in both Delaware and Chester Counties.  The 2000 Census 
attributed the Delaware County Prison population to Thornbury Township, when 
in fact it is housed in that portion of the prison property located in Concord 
Township.  An appeal by both municipalities resulted in the transfer, but not 
until some population analysis had already been done and released.  Further, 
the population projections developed by DVRPC, while based on the revised 
5787 total population, does not appear to reflect a realistic growth pattern.  For 
purposes of this Comprehensive Plan, it is suggested that the year 2025 figure 
be used, but that the incremental projections be adjusted to show a normal 
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progression.  For purposes of housing projections, the institutional populations 
of Cheyney University and Glen Mills Schools have been removed, in order to 
utilize the household population figures. 


