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CHAPTER  8  HOUSING  PLAN 
 
 
The purpose of this Chapter is to focus on the issues related to both the current 
and future housing needs in Thornbury Township.  Chapter 6 of this Plan, 
Population and Housing, reported the historical view of population changes over 
time, projections of population into the future and development of the 
relationship between population and housing.  The basis for all of the analysis 
has been the Census 2000 data gathered and reported by the U.S. Census 
Bureau.  Population projections, and therefore housing projections, are based 
on past trends and accepted mathematical models. 
 
 
Housing  Needs 
 
The population of Thornbury Township in 2000 was 5787 individuals, including 
the residents of two major institutions (inmates and students) who are physically 
housed in the Township.  The total population is projected to increase to 8300, 
a change of 2513 or 43% by the year 2025.  The projections have been 
prepared by the Delaware Valley Regional Planning Commission (DVRPC) and 
were adopted by Delaware County.  In Chapter 6, a case was made for 
modifying the way in which population projections were used in creating 
housing projections.  Due to the extent of institutional populations in the 
Township, the population in households, not including those living in the 
institutions, was used for the purpose of projecting housing needs in the future.  
Those not living in households were excluded from the projection of housing 
needs, since they are not a factor in the conventional, or non-institutional, 
housing pattern.  The difference between the 2000 total population and those in 
households was 1660 individuals, a figure that was deducted from the 
population projection for each five year increment.  See Table 6.8 for an 
explanation of this process and the derivation of the conclusion that 826 
housing units are needed during the planning period between 2000 and 2025.  
The way population projections were distributed over the period yields an 
unequal number of units per five year increment.  If averaged out over the entire 
25 year period, the 826 total projection of housing units equates to 165 units 
every five years. 
 
As used in this Comprehensive Plan, the term “average household size” is the 
average number of inhabitants in an occupied dwelling unit, or the number of 
people in households divided by the number of households.  Vacant dwellings 
are not included, nor are persons living in group quarters, such as college 
dormitories or nursing homes. 
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The average household size in 2000 was 3.03 and that figure, or 3.00, was 
used in the projection calculations.  Household sizes have been declining in 
general in most geographic areas over recent years, as measured by census 
and interim estimates, and it may be anticipated that the average household 
size in Thornbury will also decline in the future.  The decline in average 
household size is generally attributable to a greater number of single member 
households and fewer children per household.  This will not be measured until 
the 2010 Census and if such does continue to occur, adjustments may be 
necessary in the population and housing projections.  A decline in average 
household size with steady or increasing population projections would result in 
a greater number of housing units needed to accommodate growth.  This 
phenomenon could result in greater amounts of land needed to provide the 
housing. 
 
The pattern of existing land use illustrated on Figure 7.1 indicates that the 
availability of land suitable for future housing in Thornbury Township is limited.  
Much of the Township has been developed with single family detached houses 
and to a lesser extent, attached housing.  In recent years the Township has 
approved several Planned Residential Developments (PRD) and cluster 
developments that contain attached and detached housing and significant 
amounts of open space, at a density greater than previously found in 
surrounding areas.  As lands available for growth and development become 
more rare, housing concepts utilizing cluster design and higher densities are an 
option to provide for those who continue to find Thornbury Township a desirable 
place to live.  Linked to this concept is the notion that future growth 
opportunities should be integrated into the existing pattern of land use.  
Specifically, the two villages in the Township, Thornton and Glen Mills, offer the 
opportunity for expansion in a compatible village style on lands either 
contiguous or nearby.  See Chapter 7 for an expanded discussion of this 
housing potential. 
 
 
Dwelling Unit Types and Densities 
 
The Zoning Ordinance of Thornbury Township provides different zoning districts 
for a variety of housing types in a range of permitted densities.  The housing 
types permitted in the various districts are single family detached, single family 
attached (townhouse), semi-detached, garden apartments and apartments.  
Table 8.1 below outlines the dimensional standards applicable density for each 
residential district.   
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Table 8.1 
 

Residential Zoning District Standards 
 
Zoning District   Dwelling Unit Types  Density 
 
R-1, Residential 1   Single Family Detached 87,000 sf. min. 
 
R-2, Residential 2   Single Family Detached 60,000 sf. min. 
 
R-3, Residential 3   Single Family Detached  4 / ac. w/S&W 
     Townhouse 
 
PA, Planned Apartment  Apartments   7 / ac. w/S&W 
 
PRD-1, Planned Res. Dev’t. Single Family Detached 14,000 sf. w/S&W 
 
PRD-2, Planned Res. Dev’t. Single Family Attached 
    
PRD-3, Planned Res. Dev’t. Single Family Detached 2.5 / ac. w/S&W 
     Semi-Detached 
     Townhouse 
     Apartment 
 
IR, Institutional Residential  Single Family Detached 2.5 / ac. w/S&W 
     Semi-Detached 
     Multi-Family 
     Townhouse 
     Garden Apartments 
 
MHP, Mobile Home Park  Mobile Homes  4 / ac. w/S&W 
 
J-1, Residential Cluster (Overlay) Single Family Detached base zoning std. 
         w/S&W 
 
J-2, Residential Cluster (Overlay) Single Family Detached 1 / 0.75 ac.  
         w/S&W 
 
 Source:  Thornbury Township Zoning Ordinance 
 Note:  W/S&W means with public sewer and public water. 
 
Table 8.1 above represents a wide variety of housing types and densities.  It 
demonstrates the full range of housing that is currently available in the 
Township and the range that is possible in the future to meet growth needs.  It 
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is the focus of this Comprehensive Plan to encourage future housing to be in a 
variety of compact forms with the provision of significant amounts of open 
space.  The Zoning Ordinance offers three Planned Residential Development 
districts and two cluster overlay options, all of which satisfy this goal.  Implicit 
with each of these options is the need for public sewer and water service.  
Another requirement of such density proposals is the need for direct access to 
roads of suitable design capacity.   
 
 
Housing Plan 
 
The Future Land Use Map in Chapter 7 identifies areas that are available for 
future growth.  As noted in that chapter, the parcels available for future growth, 
and housing in particular, are scattered throughout the Township.  This is a 
beneficial condition that should allow future development to be of minimal 
overall impact.  It is not possible to precisely forecast the number of potential 
units possible on available lands in the Township due to unknown factors such 
as the mix of dwelling unit types, the availability of lands for redevelopment and 
the potential subdivision of large lots.  
 
Future housing needs are expected to be met by the development of the 
Patterson Tract, the Craig Farm, Cherry Farm, Hawthorn and the Dallet Tract.   
The following table summarizes the land development projects recently 
approved: 
 

Table 8.2 
 

Development Projects 
 

 Name     Zoning  Units 
   
Hawthorn     R-1     18 (3 complete) 
Cherry Creek (Cherry Farm)  PRD-1  241 
Greenbriar at Thornbury (Dallet)  R-3   207 (74 complete) 
Patterson Tract    R-1     86 
Craig Tract     MHP, PA (Apt.)    -- 
 
 Source:  Township records 
 
In addition to these sites, the Land Use Plan proposes the development of 
village-oriented development near Thornton and Glen Mills.  In each of these 
two cases, a historic village is situated near lands that may become available in 
the future.  If development were to occur at these locations, it should be in 
accordance with village design standards based upon the conditions found in 
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each village.  Mixed uses are intended with an emphasis on residential uses 
and related service commercial activities.  The timing and capacity of these 
locations in subject to many factors that are not known currently.  Another form 
of future development is infill of residential units on parcels that are either 
currently vacant or have one residence that could be subdivided to allow 
additional building lots.  This last method is not expected to yield significant 
numbers of units, but may occur randomly as the availability of building lots 
diminishes.   
 
The extent of development in the Township limits the number of options and 
opportunities for future growth.  The development of future housing will need to 
consider the ability to be integrated into the surrounding context.  Additionally, 
the size and number of developable parcels available should encourage more 
compact forms of development and the provision of significant amounts of open 
space.  The Existing Land Use Map in Chapter 7 clearly illustrates the extent to 
which the Township is developed.  The majority of that development is single 
family detached housing.  Recent developments have offered other housing 
types, including townhouses.  Those new developments provided areas of open 
space which provided buffering from adjacent existing development and a 
transition to the changing pattern.  The provided open space further provides 
some outdoor recreation space for the residents.  This Comprehensive Plan 
encourages the use of open space as a transitional element  and encourages 
the Township to view open space as a requirement for higher density housing.  
 
Another aspect of the Housing Plan is the conservation and preservation of 
existing housing stock.  This is accomplished through the enforcement of 
Township housing and building codes, as well as by the economic inducement 
to maintain the real estate value of a property.  The Township can assist 
homeowners in this effort by providing basic information about house and utility 
maintenance through bulletins and the internet.  In addition, the removal of 
debris from private properties can be encouraged by providing periodic hauling 
services. 
 
The conservation of all housing stock is important, however, the preservation of 
historic houses and all historic structures is indicative of the Township’s 
heritage and character.  Thornbury Township has prepared an exhaustive 
inventory of historic structures, which has been discussed in Chapter 3, Existing 
Conditions, of this Plan.  The evolution of this effort should lead to enactment of 
Zoning Ordinance amendments addressing the standards for uses and 
modifications to historic structures.  Criteria for identification and adaptive use 
limits are only two areas that the Township and its Historic Commission should 
consider.  
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Fair Share Housing   
 
The Pennsylvania Municipalities Planning Code (MPC) Section 301(a)(2.1) 
requires that a municipal comprehensive plan include a “plan to meet the 
housing needs or present residents and of those individuals and families 
anticipated to reside in the municipality, which may include conservation of 
presently sound housing, rehabilitation of housing in declining neighborhoods 
and the accommodation of expected new housing in different dwelling types 
and at appropriate densities for households of all income levels.”   This 
Comprehensive Plan proposes a variety of housing types based on current 
zoning of lands and the opportunity in some districts to create multiple housing 
types.  There are lands in the Township such as the Craig Farm that are zoned 
Mobile Home Park and Planned Apartment, potentially filling a need for these 
types of units at a high density.  Several of the developments currently under 
review propose single family residences similar to the pattern and density of 
surrounding areas.   
 
The intent of fair share housing, as a concept, is the provision and distribution 
of housing types, both geographically and economically.  The issue of 
geographic distribution has been discussed already, but the issue of economic 
variety is more difficult to address.  The economics of land development are 
based on many variables, including compatibility of the proposed development 
with its surrounding values.  It is suggested that the geographic range from 
lands near Route 202 in the west to communities near Glen Mills in the east will 
allow for a range of economic real estate values to meet the needs of future 
residents. 
 
Table 6.8 of Chapter 6, Population and Housing, developed the conclusion that 
826 additional housing units would be needed during the planning period before 
2025.  This chapter has identified 552 dwelling units recently approved and 
near construction.  The balance of 274 dwelling units will have to be met by 
additional development plans.  If spread evenly over the remaining years in the 
planning period, only about 13 units a year would be necessary.  These figures 
are, of course, built upon forecasts developed from past trends and the most 
recent census.  Even though the figures may need adjustment in the future, it 
can be anticipated that no radical changes will occur. 
 
Growth will continue to come to Thornbury Township.  Its location near major 
employment and commercial centers and a regional transportation network 
make it well suited for expansion of its residential base.  The availability of land 
and the existence of a Zoning Code which provides a full range of housing 
options will allow the Township to process new applications in a manner 
consistent with past practices.  Of considerable interest should be planning for 
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potential village-oriented development near Thornton and Glen Mills.  These 
two areas offer opportunities for design standards to be applied to defined 
areas with historic character and to contain a wide variety of housing types and 
services.    
  
 
Summary 
 
The future housing needs of Thornbury Township cannot be met with the 
extension of the single family detached, large lot pattern of development 
prevalent in the past.  The Township has already recognized this with the 
encouragement and approval of several recent developments of higher density 
and cluster developments which also provided significant amounts of open 
space.  This is a trend that should continue.  Future opportunities should also 
involve the positive attributes of the two Township villages, Thornton and Glen 
Mills, through development on nearby lands utilizing village design standards 
and mixed residential uses.  It is expected that the Township will be able to 
meet the projected housing needs through this combination of approaches, 
utilizing approved plans and areas planned for new growth.   


