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Bucks County PURPOSE AND BACKGROUND

Comprehensive Plan

Bucks County, Pennsylvania, is valued for its open spaces, wealth of natural resources and farmland,
historic, scenic, and recreational amenities, and high quality of life. It is these very qualities that make
Bucks County attractive to people and businesses looking for new opportunities. Over the years the
county’s municipalities have made a concerted effort to plan for and adapt to the demand for new
development. As a result of these efforts, we’ve preserved thousands of acres of open space and
farmland and helped plan and develop good communities. But sprawl development continues to hinder
us economically, environmentally, and socially—traffic congestion keeps getting worse, our natural and
agricultural heritage has become more fragmented and diminished, and our neighborhoods remain
disconnected from each other.

With the support and guidance of the Bucks County Board of Commissioners and Bucks County
Planning Commission, the Bucks County Comprebensive Plan presents a common vision for the future of
Bucks County and seeks to coordinate and assist the county’s municipalities, agencies, and the general
public in the planning, development, and management of Bucks County’s natural and built environment.

Long-standing issues of traffic, flooding, water supply, and economic development are regional in
character and cannot be solved by individual communities; it is only through the collective efforts of the
county and each of its constituent municipalities that we can put into place long-term and
comprehensive solutions. This comprehensive plan fulfills an important role by identifying regional
issues, problems, and opportunities in guiding municipalities in the development of their own local
planning and implementation programs.

Role of the Bucks County

Bucks County, Pennsylvania, is located along the Delaware River northeast of Montgomery County and
the City of Philadelphia and is composed of 54 municipalities, including 23 boroughs and 31 townships
(see Map 1). Bucks County’s Board of Commissioners comprises three commissioners, two majority and
one minority, elected to four-year terms. The commissioners are responsible for the adoption and
administration of the county operation budget ($463.5 million in 2011), along with oversight of the third
largest workforce in the county (more than 2,600 employees). Commissioners’ departments include:

Community Services Health and Human Services Finance and Administration
Board of Elections/Voting Machines Area Agency on Aging Board of Assessment
Community and Business Development Children and Youth Finance

Consumer Protection Health Department Human Resources

Guardian ad Litem Mental Health/Development Information Technology
Military Affairs Programs Purchasing

Planning Commission Neshaminy Manor Tax Claim

General Services Public Information

. Corrections
Asset Management/County Properties

Capital Projects Emergency Services Solicitor

Facilities Maintenance Emergency Communications Office of Open Records
Parks and Recreation Police Training

Roads and Bridges Security

Emergency Health Services
Emergency Management Agency
Fire Marshal

Bucks County Comprehensive Plan 1
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PURPOSE AND BACKGROUND

The Bucks County Planning Commission board serves in an advisory capacity to the county
commissioners and consists of nine appointed members and a staff of 30 employees. The board
members serve without compensation and provide guidance and advice on planning and land use issues.
State laws, including the Pennsylvania Municipalities Planning Code (Act 247) and the Sewage Facilities
Planning Act (Act 537), require that county planning commissions review plans of proposed
development and sewage facilities. Other state-mandated activities include stormwater management
planning for the county's watersheds. The planning commission is also responsible for oversight of the
county’s programs of open space and agricultural preservation, and recycling, and the dissemination of
census information.

How to Use this Plan

The Bucks County Comprebensive Plan is not meant as a mandate, but as a guide for local officials, residents,
developers, business owners, and interested agencies. This plan seeks to set forth a common vision of
the future of Bucks County and to coordinate, educate, and guide development and preservation in
appropriate areas of the county. However, the maps included in this plan are not meant to provide
county recommendations for specific sites. Local plans, ordinances, and conditions should always be
considered when determining compliance with the strategies, actions, and land use recommendations of
the Bucks County Comprebensive Plan.

How this Plan is Organized
This plan begins with a discussion of the process used to develop it. Part 1. Introduction, relates to the
Bucks County Planning Commission’s public outreach efforts, examines the foundations of the

>

comprehensive plan, “Sustainability and Stewardship,” and establishes the plan’s relationship to other
regional planning initiatives. Land use and demographic information in Part II. Where Are We?, provides a
baseline for where the county stands as of today and points to possible future conditions. The core of
the Bucks County Comprehensive Plan is organized around a plan Vision and set of Principles contained in
Part 111. Where Do We Want to Go? The Vision and Principles set forth a vision of the ideal Bucks County

20 years hence and provide direction to achieve this plan’s aspirations.

To coordinate future planning, preservation, and development activities, the comprehensive plan depicts
a Future Land Use Plan map following the plan Vision and Principles. The Future Land Use Plan and
map provide a framework for managing new development, enhancing existing land uses, and protecting
natural and agricultural resources. The Future Land Use Plan map embodies the principles of Smart
Growth and serves as a visual guide for implementing these principles in Bucks County.

Each Principle encompasses individual plan components, which examine and analyze existing county
conditions and recommend strategies and actions for improving those conditions. Implementation
concludes the Bucks County Comprebensive Plan by identifying roles of implementers, priorities for action,
plan monitoring, and supplemental products.

2 Bucks County Comprehensive Plan
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Bucks County PUBLIC OUTREACH

Comprehensive Plan

An essential step in the comprehensive plan’s process was to gather public opinion to make it inclusive
and representative of both county residents and stakeholders. This process involved three key activities:
distribution of a public opinion survey, hosting stakeholder meetings at various locations in the county,
and consideration of public comments on the draft plan during the required public comment period.

Survey

The comprehensive plan survey was open to Bucks County residents and was available to be completed
online through the Bucks County Planning Commission webpage and as a paper copy to be submitted
by mail. The county received 1,746 completed surveys. Due to the method of distribution, the survey
cannot be considered a statistically random sample. However, it can still serve as a tool to examine the
opinions of county residents about the major planning issues facing the county.

The survey comprised nine questions. The first three questions asked the respondent’s place of
residency expressed as a zip code, age of the respondent, and the role the respondent may play in the
community. The following six questions were designed to gauge what residents liked the most about the
county, how satisfied they are with community services, and what planning priorities they would most
prefer in the future. The full results of the survey are located in Appendix A of the plan.

Stakeholder Meetings

The three stakeholder meetings planning commission staff conducted targeted municipal officials and
representatives, county residents, community organizations, special interest groups, and regional
agencies. The purpose of the meetings was to seek consensus on the comprehensive plan, to uncover
any issues that needed to be addressed, and to hear what may require modification.

Meeting attendees were organized into groups where specific comprehensive plan topics were discussed
openly between planning commission staff and participants. The stakeholders were asked questions
relating to the comprehensive plan topics and responses were recorded. At the end of the session,
stakeholders were asked to review all the comments gathered and agree upon summary statements
which best captured the main points of their discussion.

The opportunity to continue to provide feedback for the plan was provided for community members
who could not attend the meetings. These comments, along with the summary statements developed
during the stakeholder meetings, were used to create a summary which includes all the common
concerns, issues, and recommendations from the participants. A summary of the stakeholder meetings is
located in Appendix B of the plan. The insight and input from the stakeholders has helped to shape the
emphasis, direction, and recommended strategies of the Bucks County Comprebensive Plan.

Public Comment

Two public meetings were held before the plan was submitted to the county commissioners for
adoption. Municipalities, school districts, and the general public had 45 days to submit additional
feedback to the planning commission. The public comment process was in accordance with MPC
requirements.

Bucks County Comprehensive Plan 3
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Bucks County
Comprehensive Plan

FOUNDATIONS

The Bucks County Comprebensive Plan is founded on the long history of innovative planning carried out by
the Bucks County Planning Commission and the values and principles embodied in the concepts of
sustainable development and stewardship.

The planning commission was formed in 1951, in response to major changes brought about by the
construction of U.S. Steel’s Fairless Works and plans for the massive 17,000-home Levittown
community. The planning commission has continued to work with municipal, county, regional, state,
and federal agencies, as well as civic and professional groups, in planning for the future of the county.

In 1961, Bucks County was the first county in the Commonwealth to enact a comprehensive plan. The
Bucks County Comprebensive Plan was revised in 1977 and again in 1993. Over the years, the planning
commission has developed innovative guidance documents and spearheaded groundbreaking initiatives
such as:

o DPerformance Zoning (1973)

®  [Village Planning Handbook (1989)

o  Bucks County Natural Resonrces Plan (1999)

e Stormwater Management Planning

e Bucks County Open Space Preservation Program
e Household Hazardous Waste Collection Program

The comprehensive plan is a continuation of the leadership role taken by the county over the course of
its history. It has been developed with the understanding of the responsibility of this role and with the
acknowledgment that the values represented in this plan must also reflect the values of the county’s
citizens.

Sustainable Development

Sustainable Development is most often defined as development which meets the needs of the present
without compromising the ability of future generations to meet their own needs. The concept, which
uses the term “development” in the socio-economic sense, was first popularized by the 1987 United
Nations document Our Common Future.

A key recognition of the document is that the many crises facing the planet are in fact interlocking. For
example, in some parts of the world the failure to prevent deforestation has had devastating impacts on
communities’ ability to feed and shelter themselves, and these conditions have further led to spiraling
disease and mortality rates and long-term political instability. While the problems of Bucks County are
not nearly as dire, it is clear they are interconnected. One community’s uncontrolled growth will
eventually become everyone else’s traffic and congestion problem. Thus, at its core, sustainable
development, attempts to understand how things influence one another within a whole and seeks to
address the root causes of problems rather than just the symptoms.

Bucks County Comprehensive Plan 5
DRAFT



FOUNDATIONS

Sustainable development is often thought of as environmental sustainability, such as ensuring our long-
term water supplies for a region or ensuring that species habitat is preserved for the future. But
sustainable development grasps that we cannot help the environment without also addressing people’s
social needs and basic standard of living. Sustainable development can be broken into its constituent
parts of economy, environment, and society, and is often represented as interlocking circles of influence.

Development which is sustainable addresses each of the constituent influences, seecking to create
communities which are fair, livable, and viable. Sustainable development is not an end to be achieved,
but an ideal for which to strive.

The concepts of Sustainable Development are implicit in the principles, strategies, and actions of the
comprehensive plan. Each element of this plan looks at the issues in the context of the overall system
and secks to address underlying causes. This plan also gives equal consideration to the human needs of
society, economy, and environment. The comprehensive plan puts into practice the concepts of
sustainable development most evidently by emphasizing a Smart Growth planning framework. Smart
Growth and its related policy framework, Smart Transportation, are detailed in the Future Land Use and
Transportation Mobility sections of Part IV of the plan.

Stewardship

Stewardship is the careful and responsible management of something entrusted to one’s care.
Stewardship is a natural outgrowth of sustainability in that it is long-term in concept, implies reasonable
economic use, but also emphasizes social and environmental responsibility. When we think of the
county’s many natural, cultural, and historical resources, we as members of the community and private
landowners, must think of how we can maintain and enhance these resources for the enjoyment of
future generations. Stewardship also emphasizes the responsibility we have in ensuring that our activities
have minimal impact on our neighbors, community, and region.

Stewardship is most often applied to open space and agricultural preservation activities, but it also
applies to our responsibilities to other resources, including water resources, mineral and energy
resources, forested lands, scenic resources, and fauna and flora. Therefore, each citizen of the county
must be a steward of the resources that support and maintain our high quality of life. Stewardship is a
foundation of the principles and planning elements of the comprehensive plan.

6 Bucks County Comprehensive Plan
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Bucks County
Comprehensive Plan

REGIONAL RELATIONSHIPS

The Bucks County Comprebensive Plan is one of many planning efforts in this region that aims to provide a
common development vision for the future. State, county, regional, and local actors have put forward
plans for the future of their jurisdictions. Among these planning efforts are:

State
o Keystone Principles and Criteria for Growth, Investment, and Resource Conservation

Regional
o Delaware 1V alley Regional Planning Commission: Connections 2035
o [ ehigh VValley Comprebensive Plan
o Montgomery County Comprebensive Plan
®  Philadelphia 2035 Comprebensive Plan

Countywide
o Bucks County Waterfront Revitalization Plan
o  Landmark Towns of Bucks County
®  Bucks County Open Space and Greenway Plan
o  Bucks County Natural Areas Inventory
®  Bucks County Bicycle Plan
®  Bucks County Hazard Mitigation Plan

While these planning initiatives' are marked by individual differences in approach, study area, and
program type, collectively, they have many common principles and strategies. Most supportive and
reflective of these efforts are the Commonwealth’s Keystone Principles.

The Principles are designed as a coordinated interagency approach to fostering sustainable economic
development and conservation of resources through the state’s investments in Pennsylvania’s diverse
communities. The Principles lay out general goals and objectives for economic development and
resource conservation agreed upon among the agencies and programs that participated in their
development. They are:

1. REDEVELOP FIRST. Support revitalization of Pennsylvania’s many cities and towns. Give
funding preference to reuse and redevelopment of “brownfields” and previously developed sites
in urban, suburban, and rural communities for economic activity that creates jobs, housing,
mixed use development, and recreational assets. Conserve Pennsylvania’s exceptional heritage
resources. Support rehabilitation of historic buildings and neighborhoods for compatible
contemporary uses.

! Each of the above regional initiatives was examined for consistency with the Bucks County Comprebensive Plan, in accordance with
Pennsylvania Municipalities Planning Code requirements. Where conflicts exist—or are proposed—in land uses of regional impact, the
common principles of this comprehensive plan and all associated plans shall be used to mitigate any cross-border impacts.

Bucks County Comprehensive Plan 7
DRAFT



REGIONAL RELATIONSHIPS

2. PROVIDE EFFICIENT INFRASTRUCTURE. Fix it first: use and improve existing
infrastructure. Make highway and public transportation investments that use context sensitive
design to improve existing developed areas and attract residents and visitors to these places.
Provide transportation choice and intermodal connections for air travel, driving, public transit,
bicycling, and walking. Increase rail freight. Provide public water and sewer service for dense
development in designated growth areas. Use on-lot and community systems in rural areas.
Require private and public expansions of service to be consistent with approved comprehensive
plans and consistent implementing ordinances.

3. CONCENTRATE DEVELOPMENT. Support infill and “greenfield” development that is
compact, conserves land, and is integrated with existing or planned transportation, water and
sewer services, and schools. Foster creation of well-designed developments and walkable,
bikeable neighborhoods that offer healthy life style opportunities for Pennsylvania residents.
Recognize the importance of projects that can document measurable impacts and are deemed
“most-ready” to move to successful completion.

4. INCREASE JOB OPPORTUNITIES. Retain and attract a diverse, educated workforce
through the quality of economic opportunity and quality of life offered in Pennsylvania’s varied
communities. Integrate educational and job training opportunities for workers of all ages with
the workforce needs of businesses. Invest in businesses that offer good paying, high quality jobs,
and that are located near existing or planned water and sewer infrastructure, housing, existing
workforce, and transportation access (highway or transit).

5. FOSTER SUSTAINABLE BUSINESSES. Strengthen natural resource based businesses that
use sustainable practices in energy production and use, agriculture, forestry, fisheries, recreation
and tourism. Increase our supply of renewable energy. Reduce consumption of water, energy
and materials to reduce foreign energy dependence and address climate change. Lead by
example: support conservation strategies, clean power and innovative industries. Construct and
promote green buildings and infrastructure that use land, energy, water and materials efficiently.
Support economic development that increases or replenishes knowledge-based employment, or
builds on existing industry clusters.

6. RESTORE AND ENHANCE THE ENVIRONMENT. Maintain and expand our land, air
and water protection and conservation programs. Conserve and restore environmentally
sensitive lands and natural areas for ecological health, biodiversity and wildlife habitat. Promote
development that respects and enhances the state’s natural lands and resources.

7. ENHANCE RECREATIONAL AND HERITAGE RESOURCES. Maintain and improve
recreational and heritage assets and infrastructure throughout the Commonwealth, including
parks and forests, greenways and trails, heritage parks, historic sites and resources, fishing and
boating areas and game lands offering recreational and cultural opportunities to Pennsylvanians
and visitors.

Bucks County Comprehensive Plan
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8. EXPAND HOUSING OPPORTUNITIES. Support the construction and rehabilitation of
housing of all types to meet the needs of people of all incomes and abilities. Support local
projects that are based on a comprehensive vision or plan, have significant potential impact (e.g.,
increased tax base, private investment), and demonstrate local capacity, technical ability and
leadership to implement the project. Coordinate the provision of housing with the location of
jobs, public transit, services, schools and other existing infrastructure. Foster the development of
housing, home partnerships, and rental housing opportunities that are compatible with county
and local plans and community character.

9. PLAN REGIONALY; IMPLEMENT LOCALLY. Support multi-municipal, county and
local government planning and implementation that has broad public input and support and is
consistent with these principles. Provide education, training, technical assistance, and funding
for such planning and for transportation, infrastructure, economic development, housing, mixed
use and conservation projects that implement such plans.

10. BE FAIR. Support equitable sharing of the benefits and burdens of development. Provide
technical and strategic support for inclusive community planning to ensure social, economic, and
environmental goals are met. Ensure that in applying the principles and criteria, fair
consideration is given to rural projects that may have less existing infrastructure, workforce, and
jobs than urban and suburban areas, but that offer sustainable development benefits to a defined
rural community.

Bucks County Comprehensive Plan 9
DRAFT



REGIONAL RELATIONSHIPS

10

Bucks County Comprehensive Plan
DRAFT



11. WHERE ARE WE?

Demographic and Socioeconomic
Characteristics and Trends

Existing Land Use

BUCKS COUNTY COMPREHENSIVE PLAN 2011 II. WHERE



DEMOGRAPHIC AND SOCIOECONOMIC
omcnenevanZbne CHARACTERISTICS AND TRENDS

Bucks County

Bucks County’s population has changed over the past 80 years and will continue to change due to
factors from inside and outside the county’s boundaries. The following presents a picture of how Bucks
County has grown, current demographic conditions, and how the county may grow in the future. The
information is based on data from several sources.”

Population and Housing Growth

Bucks County has grown significantly every decade since the 1930s as shown in Figure 1. The most
rapid period of growth was between 1950 and 1960 when Bucks County grew by 113 percent. The
county’s population more than doubled over the last 50 years but has slowed during the past 10 years.

After 1970 the county population increased approximately 60,000 each decade. The decade intervals
after 1970 showed a growth of 10 percent. Between 2000 and 2010 county population grew by only
27,614 persons, or 4.6 percent. The county’s 2010 population of 625,429 makes it the 4" largest county

in Pennsylvania.

Figure 1
Population Growth, 1930—-2010
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Bucks County is part of the larger Delaware Valley region and has accommodated a share of the region’s
population growth in the last 80 years. Between 1930 and 1970 Bucks County had the 3" highest
population growth in the region. Only Chester and Montgomery counties grew more. Philadelphia, the
region’s core, was almost stable from 1930-1970 but lost significant population after 1970 as shown in

2 The information sources used are the U.S. Census, American Community Survey (ACS), Delaware Valley Regional Planning Commission (DVRPC) and
Penn State Data Center (PSDC). The U.S. Census Bureau mails the ACS as a sample to 3 million houscholds every year to generate a sample of
demogtaphic and housing information. The 2005-2009 ACS 5 year and 2010 one year estimates data source for municipal and county counts where 2010
Census data is not yet available. Growth models were applied to PSDC and DVRPC data to generate projections for population and housing growth.
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Figure 2. Much of this population loss was due to residents leaving for the growing suburbs in adjacent
counties.

Figure 2
Regional Population Growth, 1930—-2010
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Housing growth in Bucks County has mirrored population growth as shown in Figure 3. The housing in
Bucks almost doubled in number between 1950 and 1960 but the greatest absolute growth was between
1970 and 1980 (43,487). Housing growth since 1990 has slowed compared with the period after World
War II. Housing growth has slowed since 2000. (Housing conditions and trends are discussed in more
detail in the Housing section in Part IV of the Plan.)

Figure 3
Housing Growth, 1940-2010
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Regional and Municipal Population Change

Growth in the 1990s took place primarily in central Bucks, which increased by more than 40,000 people
or 21.6 percent (Table 1). Upper Bucks began to see more significant growth than previous years,
increasing by nearly 8,000 people or 9.1 percent. The population of lower Bucks, consisting
predominantly of mature suburban communities, grew by over 8,000 people, or 3 percent.

The county’s growth patterns changed in the last decade, as shown in Table 1. During the 2000-2010
period, upper Bucks continued to see greater growth, increasing by over 9,000 people, or nearly 10
percent. Central Bucks saw the largest growth (over 18,000) of the regions in the county, but this was a
decline from the 40,000 person increase in the prior decade. Lower Bucks saw an overall population
decrease.

Table 1
Population Change by Region, 1990—-2000 and 2000—-2010

1990-2000 2000-2010
Amount Percentage Amount Percentage
Upper Bucks 7,810 9.1% 9,291 9.9%
Central Bucks 40,541 21.6% 18,569 8.1%
Lower Bucks 8,060 3.0% -246 -0.1%
Bucks County 56,411 10.4% 27,614 4.6%

The municipal most significant increases and losses in population between 1990 and 2000 and 2000 and
2010 are shown in Table 2 and Figure 4. The most significant growth in the 1990s occurred in Lower
Makefield Township and in the central Bucks communities of Buckingham, Plumstead, Warrington, and
Warwick. Bristol and Warminster townships had the greatest losses.

The most significant growth during the 2000-2010 period took place in the central Bucks communities
of Warrington, Buckingham, and Warwick townships and in the upper Bucks communities of Richland
and Hilltown townships. The communities that lost the most residents were the municipalities of
Bristol, Falls, Lower and Upper Southampton townships, and Morrisville Borough.

Warminster Township has had losses and gains within the past 20 years, losing almost 1,500 residents
between 1990 and 2000 but bouncing back with a gain of 1,299 between 2000 and 2010, due to the
construction of Anne’s Choice and other retirement communities.
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Table 2

Municipal Population Change 1990—-2000 and 2000—-2010

Top Municipalities with Population Increases ‘

1990—2000 2000—2010
Amount Percentage Amount Percentage
Lower Makefield Township 7,598 30.3 Warrington Township 5,838 33.2
Buckingham Township 7,078 75.6 Buckingham Township 3,633 22.1
Warwick Township 6,062 102.5 Richland Township 3,132 31.6
Warrington Township 5,411 44.5 Hilltown Township 2,927 24.2
Plumstead Township 5,120 81.4 Warwick Township 2,460 20.5
Top Municipalities with Population Losses |
1990—2000 2000—-2010
Amount Percentage Amount Percentage
Bristol Township -1,608 -2.8 Morrisville Borough -1,295 -12.9
Warminster Township -1,449 -4.4 Bristol Township -939 -1.7
Lower Southampton Township -584 -2.9 Upper Southampton Township -612 -3.9
Bristol Borough -482 -4.6 Falls Township -565 -1.7
Doylestown Borough -348 -4.1 Lower Southampton Township -367 -1.9

Figure 4

Municipal Population Change, 1990—2000 and 2000—-2010
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DEMOGRAPHICS AND SOCIOECONOMIC CHARACTERISTICS AND TRENDS

Municipal Distribution of Population and Density

Early development in Bucks County was concentrated in lower Bucks, when Fairless Hills, Levittown,
and other areas closer to Philadelphia and Montgomery County were developed. The recent pattern of
population growth has shown more development in outlying townships, slower population growth in
boroughs, and a decline in population in some of the older communities. Over the past 40 years almost
half of the boroughs have lost population, and their share of the county’s population has declined. One
of the county’s oldest borough, Bristol Borough, lost more than 20 percent of its population (almost
3,000 people) over the last 60 years. The townships are gaining a greater share of the population growth,
while boroughs have remained stable or have declined.

Table 3
Borough Share of County Population, 1970—-2010

Borough Share

Year of Population (%6)*
1970 17.2
1980 15.4
1990 14.3
2000 13.7
2010 12.9

*23 of the county’s 54 municipalities are boroughs

Boroughs grew up as centers of commerce at crossroads, rail stations or, in the case of Bristol, a port.
These communities were built in the 19" century. Townships have grown in the 20" century and have a
lower density enabled by mobility offered by the personal automobile and the desire for larger lot sizes.

Within the last several years there have been more large proposals for infill development and
redevelopment in lower Bucks communities and the more urban communities of central Bucks.
Concentrating future development in and adjacent to existing developed areas, such as boroughs, has
been a successful strategy for keeping infrastructure and services efficient and limiting sprawl
development.

Age

The growth of the county’s population has occurred unevenly within the age cohorts, or groups of
similarly-aged residents. An examination of different age cohorts can show trends across time within a
population. Figure 5 shows the changes in several age cohorts over the past 30 years.

The Under 19 cohort is the largest, but this is due in part to the aggregation of four 5-year cohorts. This
cohort makes up a smaller share of the total population than it did 30 years ago, due to a declining birth
rate. The 20-24 age cohort is small because it contains only five years and because some Bucks County
residents who are away at school are not counted as living here. The next cohorts, 25-34 years and 35-44
years, have declined. The only two age groups that have shown steady growth over the past 30 years are
45-64 year and 65-84 year age groups. In each decade since 1980, these age groups have made up an
increasingly large share of total population in Bucks County.
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Figure 5
Age of Population, 1980—-2010

35

30

25

20

15

Percent of Population

10

Under 19 20-24 25-34 35-44 45-64 65-84 85+

Age Cohort

Baby Boomers

The county’s population is aging, which will lead to new and different demands for development and
services. The most significant demands come from the aging of the Baby Boomers (persons born
between 1946 and 1964) who made up almost one third of the county’s population in 2010. Boomers
have found attractive housing opportunities, good schools and a quality of life amenable to raising a
family in Bucks County. The first wave of Baby Boomers turned 65 in January, 2011.

The traits of this generation (e.g., more mobile, more educated, more working women, more likely to
occupy professional and managerial positions, more single and non-married couple housechold than
previous generations) will affect the future characteristics of the senior population as well as community
needs for long-term health care options, housing styles, and transportation facilities. The construction of
age-restricted housing in the 2000s has been a response to the first wave of Baby Boomers. Declining
mobility of older residents has already led to studies and programs to accommodate older drivers and
people who anticipate not being able to drive in the future.

Seniors and Elderly Increase

The numbers of seniors continue to increase (see Figure 6). Bucks County has the lowest percentage of
those over 65 (12 percent) and over 75 (6.4 percent) of the Delaware and Lehigh Valleys. Health care
improvements will continue to allow for longer and healthier life spans.

16 Bucks County Comprehensive Plan
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Figure 6
Seniors, 1980—-2010
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The numbers of those aged 85 and older have increased significantly in Bucks County as shown in
Figure 7.

Figure 7
Elderly, 1980—-2010
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The impacts of aging Baby Boomers and a growing elderly population cannot be easily predicted
because it is a new phenomenon. But as older residents will make up a larger percentage of the county’s
population, community changes will occur. Trends predicted by the Bucks County Area Agency on
Aging will affect how communities grow and plan for the future. These trends include health care needs,
transitions in housing and community needs, and transportation demands as mobility declines with age.
‘Aging in place or community’ initiatives are growing from grassroots efforts as residents express
preferences for staying in their homes longer. Senior centers, long-term care options, service delivery,
and alternative transportation needs will be factored into the profile of Bucks County communities.
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Brain Drain
Figure 8 shows that the county’s age 25-34 cohort has been declining in actual numbers, much of this

due to smaller numbers of previous generations moving up in age. The number of births in this
generation was significantly smaller than the Baby Boomers, meaning that there are fewer people in this
age group to start with. But the decline is also caused by young working-age adults leaving the county.
This phenomenon has been labeled the “brain drain” to describe the trend of young professionals
migrating to other areas with more options for employment and housing.

Keeping and attracting this generation is important to the county’s business environment, so that jobs
left by retiring baby boomers can be filled and businesses that require a skilled labor force will be able to
locate or expand in Bucks County.

Figure 8
Young Adults, 1990-2010
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Education

The residents of Bucks are well-educated and are becoming more so in terms of graduating from high
school and earning college degrees. As Table 4 shows, over 93 percent of residents finished high school
and 35 percent had a college degree by 2010. These education attainment rates are higher than those of
the state and nation as a whole.

The younger age groups have educational attainment levels which exceed those of older residents. Of
those age 65 or older in 2009, 78.5 percent had graduated from high school and 20.5 percent had a
bachelor’s degree. Nearly 95 percent of residents aged 45-64 graduated from high school and 35 percent
had bachelor’s degree.

Table 4
Educational Attainment, 1980-2010

Percentage of Persons 25+ -

1980 1990 2000 2010

High School Graduates 75.0 82.9 88.6 93.5

4+ Years College 19.0 24.8 31.2 35.3
18 Bucks County Comprehensive Plan
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Race and Origin of Birth

Bucks County is homogenous in terms of race. Table 5 indicates that 89.2 percent of residents are
White. Most of the nonwhite residents were Black and Asian. About four percent were Hispanic or
Latino. Since 1990, number of minorities has increased. The fastest growing racial and ethnic groups are
Asians and Hispanics, each growing by nearly 7,000 between 2000 and 2010. Of the total population
growth in that period, a quarter was Hispanic.

Table 5
Race/Ethnicity, 1990—-2010
Percentage

Race/Ethnicity 1990 2000 2010 |
White 95.0 92.5 89.2
Black 2.8 3.3 3.6
Asian 1.6 2.3 3.8
American Indian/Alaskan 0.1 0.1 0.2
Hispanic or Latino NA 2.3 4.3

*99 percent of census of respondents chose one race in 2000, and 98.3 percent in 2010

As Table 6 shows, more than 90 percent of county residents in 2010 are United States natives and nearly
70 percent were born in Pennsylvania. The number of foreign-born county residents has increased by
about 14,400 from 2000 to 2010. County government and social service agencies have responded to an
increase of foreign-born residents by providing language and other services necessary to meet needs.

Table 6
Nativity, 2000—2010

Born in Born in
Pennsylvania United States Foreign Born
2000 69.5% 94.1% 35,442 (5.9%)
2010 69.6% 91.0% 49,804 (8.0%)

Household Characteristics

Households in Bucks County have been changing over the past 20 years. The number of people living
alone and in non-family households has increased. The percentage of family households and married-
couple households has decreased, although households of related people continue to be the largest
single group of households. The average number of persons per household has decreased in Bucks, as it
has in Pennsylvania and the United States. Families are getting smaller, there are fewer children per
household, and there are more single-headed households. Household statistics are shown in the Figure 9
on the next page.
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Figure 9
Household Characteristics, 1980—-2010
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Figure 10
Household Size, 1980—2010
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Smaller household sizes have increased demand for smaller dwelling units in Bucks County, and the
market has responded by planning for more townhouse-type developments in the past 5 years.

Income

Income and poverty statistics show the relative wealth of individuals and households and, in the
aggregate, the affluence of a community. Per capita income or average income per person, and median
household income have grown since 1990 and at a rate faster than inflation. The 1990 per capita and
household incomes adjusted for inflation to 2010 are $30,578 and $72,319, respectively.3 Average

3 These figures were attained by using the US. Bureau of TLabor Statistics inflation  calculator  at
www.bls.gov/data/inflation_calculator.htm which applies the 2009 Consumer Price Index to the 1990 per capita and houschold income
figures.
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income in Bucks County has risen slower than inflation. Neverthless, the increase in incomes reflect the
increase in the number of people earning higher incomes in Bucks County. Income for Bucks County,
the state and nation are shown below in Table 7. Within the county, the median household income for
municipalities in 2000 ranged from Bristol Borough ($35,378) to Upper Makefield Township ($102,759).

Table 7
Income and Poverty, 1990—-2010

1990 2000 2010 PA (2010) U.S. (2010)
Per Capita $18,292 $27,430 $35,534 $26,374 $26,059
Household $43,347 $59,727 $79,999 $49,288 $50,046
Families below Poverty 2.9% 3.1% 4.1% 9.3% 11.3%
Individuals below Poverty 4.0% 4.5% 6.2% 13.4% 15.3%

The percentage of people below the poverty income levels has increased slightly in Bucks County, but
this still remains a much smaller percentage of the population than is evident in Pennsylvania and the
U.S. as a whole.

Population and Housing Projections
Future projections provide a view of how Bucks County is expected to grow during the next 20 years.
Projections are the basis for future planning for housing, park and recreation facilities, senior services,
emergency services, and other community facilities.

Population and housing projections reflect existing conditions and trends. Population forecasts were
prepared by two agencies and include projections for Bucks County. The Delaware Valley Regional
Planning Commission (DVRPC) prepared their population forecasts for the nine-county Delaware
Valley region in 2007. The Penn State Data Center (PSDC) prepared projections for Pennsylvania
counties in 2008 (see Table 8). Both the DVRPC population forecasts and the PSDC population
projections are based on an age-cohort component model that incorporates birth rates, death rates,
survival rates, and estimates of migration rates.

Both DVRPC and the PSDC prepared these forecasts before the 2010 Census numbers were available
and before impacts of the economic recession were evident. The amount of new development proposed
in Bucks County has been at historically low levels for the past few years. Estimates of migration of new
residents into Bucks County are too high and result in both sets of forecasts being too high.

Table 8
DVRPC and PSDC Population Forecasts/Projections for Bucks County, 2010-2030

Percent Percent Percent
Population 2020 2030 Change Change Change
Forecast/ Forecast/ Forecast/ 2000 — 2010 — 2020 —
Projection 2000* Projection Projection 2010 2020 2030
DVRPC 597,635 625,249 694,893 735,579 4.62 11.14 5.86
PSDC 673,124 697,961 7.66 3.69

*Source: U.S. Census
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Therefore, new population and housing projections were developed for this plan by applying the recent
rate of population growth to future years. In doing so, a more representative 2020 county projection was
developed by holding the 10-year rate of population growth between 2000 and 2010 (4.62 percent) for
the next ten years as the economy continues to recover. This would result in a 2020 county population
projection of 654,140. A high and low 2030 population projection is developed by applying the DVRPC
2030 forecast growth rate (5.86 percent) and the PDSC 2030 projection growth rate (3.69 percent) to the
new 2020 projection. This would result in a new 2030 high population projection of 692,440 and a low
population projection of 678,270, which provides a range of growth for the year 2030. Table 9 compares
the new county population projections to the DVRPC and PSDC population forecasts/projections.

Table 9
DVRPC and PSDC New High and Low Population Forecasts/
Projections for Bucks County, 2020—-2030

Population Forecast/
Projection

2000*

2010*

2020
Forecast/
Projection

2030
Forecast/
Projection

Percent
Change
2000 -
2010

Percent

Change

2010 —
2020

Percent

Change

2020 —
2030

DVRPC Forecasts 694,893 735,579 11.14% 5.86%
1 i 0, o,

PSDC Projections 597,635 | 625,249 673,124 697,961 4.62% 7.66% 3.69%
. - o

New High Projections 654,140 692,440 4.62% 5.86%

New Low Projections 678,270 3.69%

*Source: U.S. Census

Translating projected population growth into projected housing growth is needed for the plan to address
future land use needs and area needed to accommodate future growth. A set of municipal housing
projections has been prepared, the sum total of which comprise the county housing projections. The
municipal housing projections are based on a set of municipal population projections developed by
using the total county population projections as control figures.

The 2020 municipal projections were generated by applying the rate of growth projected for individual
municipalities, but these municipal growth rates are adjusted to consider local conditions, recent
municipal growth trends or growth policies established in recent municipal comprehensive plans or
regional plans. The 2030 high and low municipal population projections were generated using the same
methodology, assuming that the sum of all municipal population would equal either the high or the low
projections for the county as a whole.

The 2020 and 2030 county low housing projections are the sum of the low municipal population
projections, divided by the 2010 municipal persons per housing unit (held as a constant). The 2020 and
2030 county high housing projections are the sum of high municipal population projections, divided by
extrapolated municipal persons per housing unit adjusted for trends between 1990 and 2000 and
between 2000 and 2010. Certain municipal persons per housing unit are adjusted to ensure realistic
decreases or increases in these figures.
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Any projection of future growth is tentative and subject to a set of assumptions holding true for a
defined period of time and the constraints of the projection method employed. Nevertheless, the
population and housing projections shown in Figure 11 should provide a fairly good picture of
population and residential growth to the year 2030. The assumption to maintain the recent pace of
growth is more than reasonable considering the current slow economic and housing market recovery
that is anticipated to have reverberating effects for the next five to ten years.

Figure 11
Population and Housing Projections, 2020 and 2030
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Summary of Demographic and Socio-Economic Trends

The following summarizes the county’s significant demographic and socioeconomic trends influencing
growth and development and affecting planning for housing, public services, and transportation and the
demand for private market goods and services necessary to ensure a high quality of life.

e Population growth in Bucks County grew more slowly between 2000 and 2010 than it had in prior
decades. The county is projected to continue this slower rate of growth through 2030.

e Increases in older residents, including Baby Boomers and older seniors, and the decline in the
numbers of younger residents, through a “Brain Drain,” are the two of the most significant
demographic trends facing the county.

Baby Boomers
- The most significant demographic changes will involve the Baby Boomers (born between 1946
and 1964) who made up almost one third of the county’s population in 2010.
- The health care, housing, and service needs of this group are already evident and will affect
future land use and transportation planning.
Brain Drain
- Bucks County has lost significant numbers of young people aged 25-34 who are in the stages
of life involving the first job after college and family formation.
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- Young people who grew up in Bucks County have left for education, jobs, or other types of
communities.
- These young workers are important to the business and job development in the county.

Households in the county have become smaller, with more single headed households, more single
households and fewer children. This may lead to a greater demand for smaller housing types.

Demographic diversity is increasing slowly (race, foreign born, income).

Per capita income and average household income in Bucks have grown since 1990 and at a rate
faster than inflation.

Educational attainment is high, with average education levels in Bucks County exceeding the
averages in the state and the United States.

Bucks County Comprehensive Plan
DRAFT



Bucks County EXISTING LAND USE

Comprehensive Plan

Just as demographic and socioeconomic information paints a picture, a review of land use in a
community or region provides a snapshot of an area’s character and physical surroundings. Analyzing
existing land use information is an important component of any comprehensive plan and is necessary
for the development of other plan components, in particular, the Future Land Use section.

Maps 2 through 4 identify existing land use as of 2009 for the upper, central, and lower regions of the
county. The land use maps and corresponding information were developed using data from the Bucks
County Board of Assessment office. In cases where assessment codes did not correspond with land use
categories used for planning, aerial photographs and municipal records were used to determine the true
nature of the land use. The list below provides a detailed description of the ten land use categories
shown on the existing land use maps and used in the following narrative.

Single-Family Residential — Consists of properties with single-family detached, or attached, one-
or two-unit dwellings on lots less than 5 acres. This category also includes mobile home parks.

Multifamily Residential — Includes properties with 3 or more attached dwelling units.

Rural Residential — The same as single-family residential except dwellings are on lots that are 5
acres or more (but do not qualify as agricultural).

Agricultural — Based upon an analysis of 2005 aerial photos, land that consists of 20 acres or
greater where at least one-third of the parcel exhibits agricultural or farm-related characteristics
such as stables, orchards, and active or fallow fields. This category may also include residential
dwelling units and farm related structures on the same lot.

Mining and Manufacturing — Consists of heavy manufacturing industries, and painting and
advertising industries, as well as building and landscaping material extraction.

Government and Institutional — Includes all municipal, county, state, and federal buildings and
facilities, except those that are park and recreation related. All private, parochial and public schools
are included, as well as churches, cemeteries, emergency service facilities, and fraternal
organizations. This category includes medium- to long-term housing accommodations, such as
retirement complexes, assisted living facilities, continuing care retirement communities, and
nursing homes. This category does not include independent living units.

Commercial — Includes (but is not limited to), wholesale and retail trade establishments, finance
and insurance, real estate, and hotels.

Parks, Recreation, and Protected Open Space — Consists of municipal, county, and state parks
and game lands, county preserved land and flood control sites, golf courses, scout camps, and
campgrounds. Includes land preserved by conservation organizations and deed-restricted land or
common open space areas associated with residential developments.
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Transportation and Utilities — Consists primarily of utility installations and right-of-ways,
terminal facilities, automobile parking, and stormwater management basins. Calculated roadway
acreage is also included.

Undeveloped — Includes parcels without dwelling units or buildings containing nonresidential
uses but may include structures such as barns, stables, sheds, etc.

Land Use Patterns

There are three land uses which, when combined, cover 60 percent of the county. Single-family
residential comprises 23 percent of the county, making this the predominant land use in Bucks County.
Rural residential is a close second at 21 percent, or slightly over one-fifth of the county’s area, followed
by Agricultural uses which comprise 16 percent of Bucks County.

Park, recreation, and protected open space land use accounts for 11 percent, a little over one-tenth, of
the county. Undeveloped and transportation and utilities each have 9 percent of the land area with
Undeveloped land slightly greater in acreage by approximately 1,450 acres. Government and institutional
accounts for 4 percent of the land. Commercial and mining and manufacturing each represent 3 percent
of the county’s land area, with commercial slightly greater in acreage by almost 1,000 acres.

Multifamily residential uses about 1 percent of the county land area. By its nature, multifamily residential
uses less space since units are attached and occupy a smaller footprint. It’s a denser type of development
that doesn’t require as much land as other residential uses.

Table 10 provides a breakdown by acreage and percentage of the county’s land use.

Table 10
Land Use, 2009

Land Use Acres Percentage
Single-Family Residential 88,829 23%
Rural Residential 81,441 21%
Agricultural 60,908 16%
Park, Recreation, and Open Space 43,963 11%
Undeveloped 34,841 9%
Transportation and Utilities 33,394 9%
Government and Institutional 13,616 4%
Commercial 13,367 3%
Mining and Manufacturing 12,398 3%
Multifamily Residential 4,672 1%
Total 387,429 100%
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Regional Profiles: Existing Land Use and Development

with Regional Significance

While all regions of the county contain developed areas as well as open space areas, there are distinct
overall land use differences between the regions. Generally, upper Bucks is more rural in character than
the other regions, central Bucks contains rural and suburbanized areas, while lower Bucks is considered
more urbanized, which follows the patterns noted in the previous county comprehensive plan. Table 11
shows the percentages of each land use by region compared to the entire county.

Table 11
2009 Land Use Distribution by Region, in Acres

Govern-

Multi-| Mining Transpor- ment Park,
Famil Rural and tation and Recreation,
RESE RESE Agricult- Manufac- and Institu- and Open Undevel-
Region dentiall dentiall ural turing Utilities tional Space oped
Upper Bucks 24,508 753 53,065 35,700 2,751 3,543 7,929 2,739 16,836 20,190 168,015
Central Bucks 43,427 1,839 27,440 23,323 3,342 4,478 12,454 6,072 17,897 9,494 149,767
Lower Bucks 20,894 2,079 935 1,885 6,305 5,346 13,010 4,806 9,229 5,158 69,647
Bucks County 88,829 4,672 81,441 60,908 12,398 13,367 33,394 13,616 43,963 34,841 387,429

Upper Bucks

Upper Bucks is the most rural region within the county. Containing almost 170,000 acres, upper Bucks
makes up roughly 43 percent of the total county area. While this region contains concentrated
development in and around existing boroughs and villages, it has remained primarily rural and
undeveloped compared to other county regions. It contains more than two times the amount of
undeveloped land and rural residential land as central Bucks and almost four times the amount of
undeveloped land as lower Bucks.

Within the upper Bucks region, the predominant land use is rural residential which is almost one-third
of the region’s total land area. Upper Bucks municipalities that contain over 5,000 acres each of rural
residential land include: Bedminster, Hilltown, Milford, Nockamixon, Springfield, and Tinicum. Tinicum
and Springfield townships, stand out as having the most rural residential land with 6,777 and 8,545 acres,
respectively.

Agricultural uses cover over 21 percent of the region’s land area, representing slightly greater than one-
fifth of Upper Bucks County. Bedminster Township, stands out with almost 8,800 acres in agricultural
use; followed by Springfield Township with slightly more than 5,700 acres.

Approximately 15 percent of the upper Bucks region contains single-family residential uses. Hilltown
Township alone contains over 4,200 acres of single-family residential land. The next closest municipality
is Milford Township with nearly 2,800 acres of single-family residential land.

This region is home to several large parks and significant areas of protected open space. In addition to
Nockamixon State Park, the largest park in the county, upper Bucks contains Lake Towhee, Bucks
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County Horse Park, Ringing Rocks, Tohickon Valley, and Tinicum county parks, as well as numerous
areas of state game lands.

Major medical facilities located within the region include two hospitals: St. Luke’s Quakertown Hospital
in Quakertown Borough and Grand View Hospital in West Rockhill just outside of Sellersville Borough.
The Upper Bucks Campus of Bucks County Community College is located along Hillendale Road in
East Rockhill, near Perkasie Borough. The upper Bucks region is also served by three airports:
Quakertown Airport in Milford Township, Pennridge Airport in Fast Rockhill Township, and a smaller
public aviation airport, Van Sant Airport in Tinicum Township. These regional facilities primarily serve
the population in northern Bucks County and northeastern Montgomery County.

In the last few decades, residential and nonresidential development in the region has typically located
along or near the Route 309 corridor and around the boroughs of Quakertown, Sellersville, Perkasie,
and Telford.

Route 309 is the primary commercial corridor through Upper Bucks County. While smaller commercial
uses are scattered in various locations along the roadway, major nodes of commercial activity including
regional shopping centers (300,000+ square feet of commercial space) are located in and around
Quakertown and Richland and in Hilltown southeast of Telford, near the Montgomery County border.

With the exception of Bedminster Industrial Park, which is located along Route 611 in Bedminster
Township, almost all of the industrial and business parks in upper Bucks are within close proximity to
Route 309 and the Northeastern Extension of the PA Turnpike in the western portion of the county.
Some of the larger industrial areas in this region are a conglomeration of several parks such as: Rockhill,
Telford, and Hilltown industrial parks and Telford Business Park which are all located near Route 309 in
West Rockhill, Hilltown and Telford; Quaker Industrial Commons, Del Val Industrial Site, Penn-Am
Industrial Park and Baer Park Industrial Campus located near Route 309 in Richland Township; and the
Kodiak Property, A.M. Industries Business Park, and Milford Industrial Commons along Route 663
near the PA Turnpike Interchange in Milford.

There is a concentration of quarry uses in several upper Bucks municipalities. At least five large, active
quarry operations that supply materials regionally are located in this area of the county; two in West
Rockhill, two in Hilltown, and one in Nockamixon.

A factor influencing development patterns in this region of the county has been the Quakertown
interchange on the Northeastern Extension of the PA Turnpike in Milford Township. The area
surrounding the interchange has experienced growth in industrial, office, commercial and residential
development. Not far from the interchange along Route 663, a proposed development that will have
regional significance is Milford Village which includes almost 900 residential units, as well as retail,
office, and institutional space. Farther east, on the outskirts of Quakertown Borough, in Richland
Township, the proposed Frontgate land development has received approval for 402 residential units.
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Another area where proposed developments could have regional significance and impacts on upper
Bucks communities includes several curative amendment sites in Tinicum Township. Two developers
have proposed several developments that, when combined, could result in almost 700 additional
residential units in the western portion of Tinicum Township. Located along the Route 611 corridor in
the Ottsville area, the proposals include a range of housing types such as apartments, townhouses and
single-family detached units. In addition, a sewage treatment plant that would serve the proposed units
has been proposed.

Central Bucks

Central Bucks contains rural and suburbanized areas and is the transitional area between the upper and
lower Bucks regions. The total land area for this region is almost 150,000 acres, equating to roughly 30
percent of the county’s total area. This region is considered the most diverse in the county due to
existing land use patterns ranging from urban (boroughs), to suburban, to rural. It contains more land
devoted to single-family residential, government and institutional, and park, recreation, and protected
open space than either upper or lower Bucks. The central Bucks region contains the county seat of
Doylestown and, as such, is home to county government offices and the existing Bucks County
Administration and Courthouse facility. Government space in this region will increase significantly with
the construction of the new Bucks County Justice Center. In addition, some of the more well-known
cultural centers in the county, such as the Mercer and Michener museums and the Moravian Tileworks,
are located in this region. The presence of these uses is why almost half of the county’s government and
institutional acreage is located within this region.

The top three land uses in upper Bucks are also the top three in central Bucks, although not in the same
order. Within the central Bucks region, single-family residential is the predominant land use, consisting
of almost one-third of the region. Northampton and Buckingham townships have the most acreage of
single-family residential, each with well over 5,000 acres devoted to this use.

Approximately 18 percent, is devoted to rural residential. Plumstead and Solebury townships each
contains slightly over 5,340 acres of rural residential land.

Agricultural uses also have a major presence in the central Bucks area, consisting of over 15.5 percent of
the land. Buckingham and Plumstead, contain the most acreage in agricultural use in the region, at 6,528
and 4,218 acres, respectively.

Central Bucks contains more land designated as park, recreation, and protected open space than any
other region in the county. Major parks in this region include: Tyler State Park, Washington Crossing
Historic Park, Ralph Stover State Park, Peace Valley and Dark Hollow county parks, and Churchville
Nature Center.

Major health facilities in this region of the county include Doylestown Hospital located in Doylestown
Township and the former Warminster Hospital which is owned and operated by Abington Memorial
Hospital and utilized primarily for outpatient procedures and for medical offices. The main campus of
Bucks County Community College is located along Swamp Road in Newtown Township adjacent to
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Tyler State Park. Also in the central Bucks region is Doylestown Airport, a public general aviation
airport which is located north of Doylestown in Buckingham Township.

Central Bucks is home to the Newtown Grant residential development which brought over 1,700
residential units to a rural portion of Newtown Township in the 1990s and the Ann’s Choice Retirement
Community in Warminster which is projected to contain approximately 2,000 residential units and
related uses when completed. This region has continued to see significant residential proposals such as
the Carriage Hill development currently under construction in Plumstead which is approved for 463
residential units; the Station at Bucks County, a mixed use transit-oriented development in Warminster
consisting of 233 residential units along with commercial and office space; and the Christ Home
development in Warminster, which has approval for 512 dwelling units. These residential development
proposals have the potential to have major impacts to the region in the future.

Central Bucks also contains areas of significant commercial development located primarily along the
Route 611 and Street Road corridors. Several large regional shopping centers, such as Valley Square and
Creekview, are located along Route 611 in Warrington. Similarly, Warminster is home to several regional
shopping centers, such as Warminster Town Center and Center Point Plaza, located along the Street
Road corridor.

With the exception of the Newtown Business Commons in Newtown Township, industrial land in this
region is located primarily west of Route 413, and in close proximity to the major highway corridors of
routes 611 and 263 and County Line and Street roads. A large cluster of approximately 15 contiguous
industrial parks are located in Warminster, Ivyland, Warwick, and Northampton. The region is also
home to a number of quarrying operations which have regional impacts due to materials they supply. An
aggregation of quarrying operations are located in Wrightstown Township; other large quarry operations
in this region are in Plumstead, the Solebury-New Hope area, Warrington and Doylestown townships.

Another area of potential development which may have major impacts to the region and beyond is the
future disposition of the Naval Air Station Joint Reserve Base (NAS-JRB) at Willow Grove. This site is
located in Horsham Township, Montgomery County, and is adjacent to Warrington Township in central
Bucks. Under the purview of the Horsham Land Reuse Authority for NAS-JRB, planning for the
redevelopment of this site is in the initial stages. Following numerous public meetings and discussions,
three alternative development scenarios have been presented to the reuse authority for their
consideration. All three scenarios entail a mixed use theme that includes a town center, additional
roadways along with roadway improvements, and a corporate business center. Although initially
discussed as a possible option, retention of the existing runway has not been included in any of these
alternative development scenarios. The reuse authority will choose one plan which must be forwarded to
the federal government for final review by the end of 2011. Future redevelopment of the almost 900-
acre site will most likely have impacts to the surrounding areas which includes portions of central Bucks.

Lower Bucks
Lower Bucks is the most urbanized region in Bucks County. Containing almost 70,000 acres, this region
accounts for only 18 percent of the total land area in the county and is the densest and most intensely
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developed of the three regions. Lower Bucks contains almost half of the county’s land devoted to
multifamily residential; more than half of the county’s mining and manufacturing land; and, better than
one-third of the county’s commercial land area. The lower Bucks region has the highest percentage of
nonresidential development (42 percent) in the county.

Within the lower Bucks region, single-family residential predominates covering almost one-third of the
region. Lower Makefield and Middletown townships contain the most acreage in this category, each with
over 3,500 acres.

Covering almost one-fifth of the region, at over 18 percent, are uses related to transportation and
utilities. While roadway acreage accounts for much of the transportation and utility land, lower Bucks
also contains some large tracts such as landfills, land devoted to rail lines and facilities, and lands
containing utility infrastructure. Included in this land use category are two municipal solid waste
landfills, the Tullytown Resource Recovery Facility in Tullytown and GROWS in Falls Township, that
are located in adjacent municipalities in the southeastern portion of the region.

Slightly over 13 percent of the lower Bucks region contains land devoted to park, recreation, and
protected open space. As the land use with the third highest amount of acreage within the region, it is a
significant use within lower Bucks. When compared to other regions, lower Bucks contains 21 percent
of the total amount of park, recreation, and protected open space land in the county. Neshaminy State
Park in Bensalem and Bristol townships, Pennsbury Manor Historical Site in Falls Township, and Core
Creek and Silver Lake county parks, in Middletown and Bristol townships, respectively, are the larger
park areas in lower Bucks.

Major health facilities in the lower Bucks region include the St. Mary Medical Center campus in
Middletown Township, which is Bucks County’s only trauma center and one of the county’s largest
employers, Lower Bucks Hospital in Bristol Township, and Aria Health’s Bucks County Campus in Falls
Township. Colleges in the region include the Lower Bucks Campus of Bucks County Community
College which opened in 2007 along Route 413 in Bristol Township. Generally, these health and
educational facilities serve the population in lower Bucks and surrounding areas.

Regionally significant land uses in lower Bucks County include areas surrounding the PA Turnpike
interchange in Bensalem near Neshaminy Mall, as well as areas along Business Route 1 including Oxford
Valley Mall and several other regional shopping centers. These areas have evolved into major shopping
and employment destinations as well as major regional entertainment centers with the presence of
Sesame Place, mega-screen movie theaters and numerous restaurants. Much of the region’s commercial
land has developed along major highway corridors such as Business Route 1, Routes 13 and 413, and
Street Road. In addition to the area around both malls, other significant nodes of commercial
development in this region are located along Street Road near Hulmeville Road (Route 513) in
Bensalem, in the Feasterville area of Lower Southampton, and along Route 413 near New Falls Road in
Bristol Township. Recent redevelopment efforts include the Tullytown Town Center, a regional
shopping center along Route 13 in Tullytown Borough.
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Other regionally significant uses include the PARX Casino and Philadelphia Park Racetrack along Street
Road in Bensalem and the Kinder-Morgan Port Facility along the Delaware River in Falls Township.

A majority of the county’s industrial land use is located in lower Bucks. Major industrial areas in this
region are located along Routes 1 and 13, along Interstate 95, along the Delaware River waterfront, and
at the former U.S. Steel site and surrounding area. Industrial parks such as Keystone and Riverview
industrial parks in Bristol Township, Penn Warner and USX Realty industrial parks in Falls Township
and Bucks County Business P