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Chapter Two  

o. Economic Analysis  
 

Introduction 
 
The project area is 12.5 square miles and straddles 
both sides of the Schuylkill River.  Primary roads 
leading to the area include Route 422 and Route 
100 (see Map 1).  The area benefits from good ac-
cess, planned existing waterfront parks, and an at-
tractive supply of housing, but it also suffers from 
abandoned buildings and unattractive, inconven-
ient, and often unsafe pedestrians connections 
through large sections of the project area.  Com-
mercial and residential development strategies in 
combination with physical improvements area pos-
sible to more successfully link North Coventry and 
Pottstown.  This section explores the economic op-
portunities that help reconnect the two towns as 
well as help better serve the businesses and resi-
dents within this area.    

 
The project area is in the “growth path” of the rap-
idly expanding communities along Route 422, and 
given the right planning and marketing of the area, 
it could capture a portion of this growth. Both towns 
have developed plans that show future develop-
ment concentrating along Hanover Street toward 
the river. Pending and on-going development pro-
jects include the redevelopment of the Mrs. Smith’s 
site, extension of College Drive into the KOZ area, 
expansion of the Montgomery County Community 
College, rehabilitation and tenanting of the First Fi-
delity Bank building and increased occupancy 
along High Street and at the Coventry Mall. 
 
Recent trends in the immediate area of North Cov-
entry and Pottstown were analyzed, as well as 
along the “growth path,” referred to in this report as 
the 422 Corridor. Trends in the census tract closest 
to the river on the North Coventry side were also 
reviewed to provide a clearer picture of conditions 
in the project area.  

Route 422 Corridor. 

Pottstown Reconnections Area. 
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Census Analysis 
 
The growth path of the 422 Corridor in-
cludes 11 municipalities including Potts-
town and North Coventry (see Map 2). 
Population in these municipalities soared 
by over 25% in the 1990s, bringing an ad-
ditional 17,056 people to the area (see Ta-
ble 1). The communities that led the boom 
are Limerick, Upper Providence, and 
Lower Pottsgrove, adding between 2,400 
and 7,000 residents each. Four of the 11 
communities declined modestly in popula-
tion, including North Coventry, Spring City, 
Royersford, and West Pottstgrove.  
 
Between Pottstown and North Coventry, 
the two municipalities lost almost 100 resi-
dents. While Pottstown’s population in-
creased by 28, North Coventry’s population 
fell by 125. The project area experienced a 
high concentration of North Coventry’s de-
cline, losing 247 residents, while other ar-
eas of the Township increased in popula-
tion in the 1990s.  
 
The population forecast prepared by the 
DVRPC shows the 422 Corridor adding 
nearly 25,010 more residents by 2025 (see 
Table 2).  Limerick and Upper Providence 
are projected to gain most significantly, 
adding 10,636 and 7,600, respectively. 
Lower Pottsgrove is forecasted to gain 
4,327. While North Coventry’s population 
declined in the 1990s, analysts project that 
the community will grow by 1,329 residents 
by 2025. Pottstown is expected to continue 
its decline, losing 1,289 residents over the 
twenty-five year time period.  
 
 With proper planning and supports, however, these two communities, and especially 
the project area and especially The Borough, which is actively seeking to add popula-
tion, could capture a larger portion of the growth projected for the 422 Corridor, particu-
larly in light of redevelopment plans for the Mrs. Smith’s site, enhanced waterfront 
parks, and the future Schuylkill Valley metro-rail station stop in Pottstown. 
 
New housing developments have also been growing rapidly along the 422 Corridor. 
There have been nearly 3,000 new housing units alone in Limerick and 2,000 in Upper 
Providence. Overall, the area added 7,670 housing units in the 1990s. Pottstown and 
North Coventry added nearly 500 housing units, and the study area added just 34 units. 
Overall, vacancy remained largely unchanged along the 422 Corridor between 1990 
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and 2000, meaning that household growth kept pace with new housing developments. 
However, North Coventry is the only community where the number of vacant units de-
clined, despite a modest population decline and construction of 218 additional units 
built. The drop in vacancy is due to lower household size, which fell from 2.7 in 1990 to 
2.4 in 2000.   
 
Owner-Occupied Housing Units 
 
Owner-occupied housing units among the 422 Corridor dominate the housing market, 
with 72% owner-occupancy. These units have a slightly higher share of the market 
since 1990—up almost 2%. East Coventry and Upper Providence have the highest rate 
of owner-occupied housing units (88% and 87%, respectively). Owner-occupancy in 
North Coventry is 72% and mirrors the 422 Corridor, but Pottstown’s is just 56% (see 
Table 3).  
 
Single-family homes along the 422 Corridor represent over 95% of the owner-occupied 
housing market, combining both the attached and detached homes. Single-family de-
tached homes are just under 70% of the market, while single-family attached homes 
about 25% of the market. There was a 1.4% increase in the share of single-family 
homes in the owner-occupied housing market between 1990 and 2000. Higher-density 
condominiums (10 to 50 units) hold a small but increasing share of the market, up from 
0.8% to 1.1%.  
  
Single-family homes constituted 93% of the newly owner-occupied homes in North 
Coventry and 92% in Pottstown. In Pottstown, 60% of all owner-occupied homes were 
attached units, while only a third were attached in North Coventry. In the project area, 
98% are single-family homes, of which 83% are detached units. 
 
The greatest increase among the owner-occupied units along the 422 Corridor was in 
the three- and four-bedroom unit market (90% of newly occupied for sale units) (see 
Table 4). The market share of four-bedroom homes increased by 5%, while every other 
housing type declined. The picture is slightly different in North Coventry where 90% of 
the newly occupied for sale units were two- and three-bedrooms. In Pottstown, the 
group was concentrated heavily in the three-bedroom market (57%), but the remainder 
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was spread evenly across the different sized units. In the project area, the owner-
occupied houses are predominately three-bedroom units. 
 
Renter-Occupied Housing Units 
 
Renter-occupied housing units represent 28% of the housing market along the 422 Cor-
ridor, down over 2% since 1990. Pottstown and Spring City have the highest rate of 
renter-occupied housing units (48% and 47%, respectively). The primary study area 
has a 50% rental rate.  
 
Single-family rentals along the 422 Corridor increased by 19% in the 1990s and repre-
sent a third of the rental market. A majority of these single-family rentals are in town-
houses, but 46% of the single-family rentals are in detached units. Low-density rental 
structures (2 to 9 units) comprise almost 40% of the rental market, and high-density 
rental buildings (10+ units) comprise a quarter of the market. Rental buildings with 5 to 
9 units jumped by 54.1%. In North Coventry and Pottstown, increases in rental units 
were seen almost exclusively in the low-density market. Over 50% of the primary study 
area rental market is in high-density structures. 
 
Over half of the new rental units along the 422 Corridor were concentrated in the two-
bedroom market, followed by 23% in the one-bedroom market. In North Coventry, virtu-
ally all of the new rental units were one-bedroom apartments. Pottstown nearly doubled 
its number of efficiencies, an increase that was half again as many as any other sized 
unit. In the primary study area, just under 90% of the rental units are one- and two-
bedrooms apartments. 
 
Sales Housing 
 
The number of homes that sold along the 
422 Corridor communities in 2002 was 
2,142, an increase of 138 sales over 2000 
(see Table 5). Most of these homes sold for 
between $100,000 and $199,999. Twenty-
four percent sold for less than $100,000 
and 20% sold for between $200,000 and 
$299,999. Just 11% of the sales went for 
more than $300,000—a 3% increase in the 
market share since 2000.  
 
In North Coventry, the average sales price 
in the November 2002-2003 time period 
was $217,806 (see Table 6). This reflects 
an 8.7% increase in sales prices since the 
same 1992-1993 period after adjusting for 
inflation. Pottstown experienced a decline in 
sales prices. In the 2002 period, homes 
sold for an average of $89,074, down from 
$95,388 in 1992 (adjusted for inflation). 
Home sales in the primary study area aver-
aged $147,743, up 16% since 1992. 
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Real estate listings (Realtor.com) show 54 homes listed for sale as of February 16, 
2004. Of these, 32 were in Pottstown and 22 were in North Coventry. Listings range 
from $45,000 for a 924 SF house in Pottstown to $1.5 million for an 8,200 SF home in 
North Coventry. Nine homes in Pottstown are listed for under $100,000, 14 are listed 
between $100,000 and $200,000, and three are listed for over $200,000. These three 
homes are considerable in size. For example, the house that is listed at $675,000 is 
6,357 square feet. Generally, homes in Pottstown are priced a little over $100 a square 
foot. In North Coventry, no homes are listed for under $100,000. Six homes are listed 
between $200,000 and $300,000, four homes are listed between $300,000 and 
$400,000, seven homes are listed between $400,000 and $600,000, and five homes 
are listed for above $600,000. The average size of house on the market is 3,400 SF, 
with an average price per square foot of $142.  
 
Opportunities for Sales Housing 
 
North Coventry is expected to grow by 1,329 residents by 2025. Given that the typical 
household size in North Coventry is 2.4 and along the 422 Corridor is 2.59, this growth 
likely will translate into demand for between 500 and 550 housing units—most of which 
will be for sales housing. Successful sales housing types in North Coventry will need to 
reflect the current home buying trends there and along 422 and will also need to 
achieve the density necessary to support an active, walkable community, linking resi-
dents to the parks, shopping areas, and future train station. This suggests that appro-
priate housing types will include primarily two-, three-, and some four-bedroom single-
family townhouses and detached houses that are built on a compact scale. Current 
zoning will dictate that the denser developments will occur primarily in South Pottstown 
and in Pottstown’s Landing, and that the largest concentration of detached single-family 
homes will be concentrated in Kenilworth.  
 
While Pottstown is not forecasted by DVRPC to increase in population, proper planning 
and supports will allow this community to capture a larger portion of the growth pro-
jected for the 422 Corridor. We anticipate that Pottstown will be successful in capturing 
5% of the projected population growth along the 422 Corridor, gaining approximately 
1,250 residents, or 500 households. Several opportunities for new housing units are 
planned for Pottstown, including the Mrs. Smith’s site, which is central to the Reconnec-
tions process. Appropriate housing types for the Mrs. Smith’s site will likely include 
rental apartments and possibly some for sale townhomes and/or condominium flats.   
We anticipate that the appropriate unit mix for sales housing in North Coventry will in-
clude 375 to 425 townhouses and detached single-family homes on small lots. The 
market for these homes is strongest in the two-, three-, and four-bedroom homes and 
range in size between 1,800 SF and 3,000 SF. At 2004 price levels, we anticipate that 
these homes will sell in the $150 to $175 per square foot range (sales price of 
$270,000 to $450,000). At the Mrs. Smith’s site in Pottstown, we estimate that sales  
of townhomes and condominium flats, if offered, would be primarily two- and three-
bedroom units. Typical units will be between 1,400 SF and 2,200 SF, and sales prices 
will range between $115 and $145 per square foot (sales prices of $160,000 to 
$280,000). 
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Rental Housing 
 
Rental housing represented 28% of the housing market along the 422 Corridor in 2000. 
Rental units are provided in low-rise garden apartment buildings, duplexes, and single-
family homes. This report focuses on all but the single-family homes.  
 
Rental rates vary by municipality 
along the 422 Corridor. The average 
rental rate among these towns is 
$670. Limerick has the highest me-
dian gross rent of $1,000 as reported 
by the Census in 2000, followed by 
Upper Providence at $825, Trappe at 
$760, and West Pottsgrove at $755. 
East Vincent has the lowest rental 
rates in this region at just $300. North 
Coventry’s median rental rate is $652 
and Pottstown’s is reported to be 
$544. Median rent in the primary 
study area is $629. 
 
There are 4,486 renter-occupied units in North Coventry and Pottstown combined. 
Some of these apartments are in complexes in the two communities. The properties de-
scribed below are representative of the types of units available in the area.  
The Highland Manor Apartments on E. Schuylkill Road are located adjacent to the 
Bellewood Golf Club on the east side of the study area in North Coventry. This garden 
style apartment complex has a total of 106 apartments of studios, one- and two-
bedroom units. Each unit has only one bathroom. Efficiencies range in size from 500 to 
525 SF and rent for $545. One bedroom apartments are approximately 600 SF and rent 
for $650. Two-bedroom units range in size from 760 to 800 SF and rent for $695. At the 
time this report was written, there were three one-bedroom units and two two-bedroom 
units available. The rental rates reflect a temporary special of an 8% discount off a one-
year lease. 
 
Hanover Gardens, also on E. Schuylkill Road, is located just south of the Coventry 
Mall. The garden style complex was built in 1969 with a total of 184 apartments, of 
which 105 are one-bedroom and 78 are two-bedroom units. The one-bedroom units are 
717 SF and rent for $605. The two-bedroom units have two bathrooms and are 810 SF 
and rent for $720. At the time this report was written, there was one one-bedroom unit 
and two two-bedroom units available. Current specials include a $100 security deposit 
and 6% off rent for a one-bedroom and 10% off rent for a two-bedroom.  
 
Valley View is located on W. Schuylkill Road, west of Route 100. The complex has 176 
apartments, 86 of which are one-bedroom units and 90 are two-bedroom units. Each 
unit has only one bathroom. The one-bedroom apartments are 715 SF and rent for 
$675. The two-bedroom apartments are 815 SF and rent for $799. The rental rates for 
both unit types reflect a special rate. At the time this report was written, there were four 
one-bedroom apartments and three two-bedroom apartments available.  
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Further down the 422 Corridor in Royersford and Limerick, there have been two large-
scale apartment complexes developed within the last year. Lakeview Park is located in 
Royersford just off 422 and was built in 2003. The development has 80 units, three-
quarters of which were leased up in 11 months. Twenty of the units are one-bedroom 
and range in size from 880 SF to 910 SF and rent from $925. The 60 two-bedroom 
units also have two baths and range in size from 1,157 SF to 1,214 SF. Rent for a two-
bedroom unit starts at $1025. Tenants who sign a one-year lease get one additional 
month rent free. 
 
Fox Ridge at Lakeside is located on Four Maples Court in Limerick. Lakeside opened in 
2002 and leased up in 12 months. There are 80 units at Fox Ridge and only three cur-
rently are vacant. The apartments are a mix of 873 SF one bedrooms that rent from 
$875 and two-bedroom units that range in size from 1,140 SF to 1,225 SF and rent 
from $975 to $1,035. Tenants who sign a one year lease get $400 of their first month’s 
rent. 
 
Opportunities for Rental Housing 
 
The rental market in Pottstown and North Coventry is fairly strong, with few vacancies 
reported in any of the apartment complexes interviewed. Future development of rental 
housing will be focused in Pottstown with very few in North Coventry, given the current 
mix of housing there. As stated in the sales housing section, we anticipate that Potts-
town will be able to capture 5% of the project population growth along the 422 Corridor, 
yielding 500 households. Half of that growth likely will translate into demand for rental 
housing. Current market trends show that demand for rental units is primarily for one- 
and two-bedroom units ranging in size from 800-900 SF for a one-bedroom and be-
tween 1,000-1,200 SF for a two-bedroom. Pricing at 2004 levels suggest that these 
units will rent for between $.85 and $1.00 per square foot per month.  
 

Trade Area Retail Demand 
 
Based on 2000 Census data, the 422 Corri-
dor, including North Coventry and Potts-
town, has a population of 110,450.  The 
2003 per capita income for the area (using 
2000 Census income data adjusted for in-
flation) is estimated at $28,120, and the to-
tal income for the area is approximately 
$3.1 billion (see Table 7). For this analysis, 
Pottstown and North Coventry are consid-
ered the primary trade area and the re-
maining communities along the 422 Corri-
dor comprise the secondary trade area 
(see Map 3). The 2003 per capita income 
in Pottstown and North Coventry is 
$25,960, and is $28,900 in the 422 commu-
nities.  
 

Retail Trade Area. 
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In general, consumer shopping patterns vary depending on the types of goods being 
purchased. For convenience goods purchased frequently, such as groceries, drugs, 
and prepared foods, shoppers typically make purchases at stores close to their home 
or place of work.  For larger-ticket, rarely purchased items-such as automobiles, elec-
tronics and large appliances-shoppers may travel anywhere within the metropolitan 
area or beyond to obtain the right item at the right price.  For apparel, household fur-
nishings, and other shopping goods, consumers generally establish shopping patterns 
between these two extremes, trading at a number of shopping areas within a 30 minute 
commute of their homes.  
 
Using information about the retail spending behavior of Philadelphia metro-area resi-
dents as compiled by Sales and Marketing Management, we estimate that residents 
throughout this region spent $1.2 billion in 2003 on retail goods and services overall, 
$317.5 million of which is spent by primary trade area residents and $906.7 million by 
secondary trade area residents. Residents of the primary trade area spend $110.1 mil-
lion for convenience goods and services. (Consumers residing in the secondary trade 
area are not likely to travel to the study area to purchase convenience goods and ser-
vices, therefore, demand for these items was not included.) Combined, residents of the 
two trade areas spend $360.1 million on apparel, $81 million on full-service restaurants, 
$71 million on home furnishings, $154.7 million on other shopping goods and $252.8 on 
other retail goods. By 2010, retail purchases are projected to increase by $175.5 mil-
lion. Increased spending on convenience goods in the project area will be minimal, but 
spending on shopping goods and other retail goods will increase by $108,400 and 
$10,460 on restaurants. 
 
North Coventry and Pottstown Area Plans 

The North Coventry Comprehensive Plan has directed future growth primarily to the 
area east of Route 100 and around the major transportation interchanges of Route 724 
and Route 100. Future infrastructure improvements will be focuses within these areas. 
The Future Land Use Map shows a mixture of commercial, light industrial, residential, 
and open space dispersed in this area.  Potential development is indicated for each 
use, including 18,513 SF at the site of the mall (referred to as “Major Commercial”), 
143,748 SF of light industrial or office space, 503,111 SF of retail space and 66 to 264 
residential units in the mixed-use areas, and 72 to 288 units in the residential areas.  
 
Previous plans for the Borough of Pottstown include a Comprehensive Plan prepared in 
1994 and the Community and Economic Development Action and Implementation 
Strategy, which reinforce the initiatives laid out in the Comprehensive Plan. Many of the 
initiatives have been implemented or are underway, including strengthening High Street 
as a retail shopping district through physical improvements and active tenanting of 
stores, establishing Downtown Pottstown as a mixed-use center through the reuse of 
the Mrs. Smith’s complex and the First Fidelity Bank Building, increasing land availabil-
ity for future industrial and flex space development at the KOZ site, improving the sup-
ply of quality residential properties within the Downtown area, and enhancing the water-
front parks along the Schuylkill River and Manatawny Creek.  
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Area Retail Activity 
The Coventry Mall is located conveniently at the intersection of Routes 422, 100, and 
724 in North Coventry. The mall has 600,000 SF of leasable space and claims just 3% 
of the space is vacant. A former Bradlees is now half occupied by Ross Dress For Less 
and another tenant for the remainder of the space has been identified. Other recent 
changes include a new 5,000 SF Dollar Store and a newly renovated and expanded 
Gap. Long-term plans include developing out parcels as pad sites and maintaining 
parking around the building. Parking requirements as stated in the zoning ordinance re-
strict any future development of additional retail space. The manager of the mall stated 
that they have no interest in selling any portion of the site. 
 
There is a substantial amount of retail along High Street in Pottstown and at some key 
intersections on 724. Retail on High Street has begun to strengthen in recent months 
as vacant buildings are being filled with shops and restaurants. In North Coventry, a 
new 275,000 SF retail development anchored by Lowes is going up at Route 100 and 
Cedarville Road. Further down the 422 Corridor, the Lakeview Shopping Center was 
developed on the site that had once been an amusement park in Royersford. The cen-
ter is anchored by an 86,584 SF Kohl’s, a 54,332 SF Giant, and a 30,316 SF Mar-
shall’s. Lakeview was 100% leased up within four months. The smallest spaces rent for 
$22 to $26 a square foot.  
 
Potential Commercial and Retail Development in the Reconnections Area 
 
Key opportunities for retail and commercial development that will most significantly im-
pact the reconnections process will be those uses that help connect Downtown Potts-
town and Coventry Mall. Most of this activity is likely to occur along Hanover Street, 
particularly as part of the reuse of the Mrs. Smith’s complex, the rehabilitation of the 
First Fidelity Bank Building, and the effective utilization of properties along Hanover 
Street in South Pottstown. 
 
The first floor frontage of the Mrs. Smith’s reuse along Hanover Street can be appropri-
ately programmed for retail uses particularly emphasizing full-service restaurants and 
other destination retailers. Similarly, the provision of blocks of well-outfitted office 
space--both rehabilitated space in the First Fidelity Bank Building and a new space in 
the Mrs. Smith’s reuse--can capture segments of the overall 422 Corridor office market. 
 
Properties along Hanover Street in South Pottstown should be considered for either 
free-standing retail or independent office/business use as already envisioned in the ex-
isting zoning. Other areas in the South Pottstown area also likely to see increased com-
mercial or higher density residential development, especially if the proposed metro-rail 
service from Reading to Philadelphia is realized.  
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Opportunities for Retail Development 
 
As previously stated, population growth in the primary trade area 
is projected to be minimal by 2010. Therefore, we do not antici-
pate an increase in demand for convenience goods in the project 
area. However, population gains along the 422 Corridor will in-
crease demand for shopping and other retail goods. The in-
crease in demand for retail will translate into approximately 
433,000 SF of additional retail space, of which there likely will be 
35,000 SF in new restaurant space, 277,000 SF in shopping 
goods, and 121,000 in other retail (see Table 8).  
 
The Reconnections Area can expect to capture approximately 
100,000 to 125,000 SF of the total new retail space likely to 
come on line by 2010, offering a mixture of shopping goods and 
eateries. Much of this space is already in the pipeline for sites 
within the project area, including 60,000 to 70,000 SF of retail 
proposed for the Mrs. Smith’s site, the proposed reuse of the first 
floor of the First Fidelity Bank Building, and other retenanting 
along High Street. The remainder will likely be accommodated 
along Route 100 and at the site of the Coventry Mall. Additional 
retail space beyond what is already in the pipeline will likely only 
involve small properties in the Reconnections Area.  
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