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Surrounding
Context





Section 1 - 299 W. Schuylkill Road (Northern Parcels)

- Zoning: TC-1 (Town Center Residential 
District)

- 7 acres 
- Bordered by three major roadways: US Route 

422, PA Route 100, and PA Route 724
- Adjacent to a residential neighborhood to the 

east
- Existing Conditions

- Woodlands
- Electric Easement
- NO Steep Slopes or Floodplain



Section 2 - 280 W. Schuylkill Road (Southern Parcels)

- Zoning: TC-2 (Town Center Mixed 
Use District) 

- 9 acres 
- Bordered by PA Route 100, PA Route 

724 and West Cedarville Road
- Eastern border backs up to the 

West-Mont Christian Academy, 
athletic fields and a Wawa 
convenience store.

- Existing Conditions 
- Woodlands
- NO Steep Slopes or Floodplain



Section 3 - 800 Coventry Square Blvd (The Mall)

- Zoning: C-1 (Commercial District)
- 58 acres
- Bordered by PA Route 100, PA Route 724 and 

Laurelwood Road
- Existing Conditions

- Large Mall Complex
- Surplus Parking Spaces (proposed 

redevelopment)
- One Strip Mall Center (proposed 

redevelopment)
- Vacant Movie Theater (proposed 

redevelopment)



Section 1

● No change to zoning. 
● Seeking a Conditional Use approval for the 

operation of a “public park/recreation area.”

Section 2

● No change to zoning.
● Possible need for a Special Exception for a 

“community center for cultural or recreational 
activities.”

Section 3

● TC-2 overlay in southwest quadrant.
● Seeking a Conditional Use for “multi-family 

above commercial use.”
● Examine possibility of shared parking 

responsibility with the Coventry Mall.

Zoning 
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Economic 
Development
Primary and 
Secondary Markets



Lifestyle
Primary Market

Demographics Tapestry Description

Set to Impress Average Household Size: 2.12
Median Age: 33.9
Median Household Income: $32,800
North Coventry Households: 31.7%

Set to impress live in apartments among neighborhoods and 
businesses. Careers in this tapestry lifestyle are typically service 
jobs.

Parks and Rec Average Household Size: 2.51
Median Age: 40.9
Median Household Income: $60,000
North Coventry Households: 30.7%

People who are a part of the parks and rec tapestry live in 
suburban environments with older homes that could be 
townhomes or duplexes. They are well-established with a 
home, an education, and career that will support them through 
retirement. The neighborhoods are inviting for new young 
families.

Green Acres Average Household Size: 2.70
Median Age: 43.9
Median Household Income: $76,800
North Coventry Households: 19.6%

The green acres lifestyle focuses on outdoor activities that 
include gardening, landscaping, and hiking. They invest in 
their homes and their future 

North Coventry Township Primary Market Tapestry Segments



Lifestyle
Secondary Market

Demographics Tapestry Description

Parks and Rec Average Household Size: 2.51
Median Age: 40.9
Median Household Income: $60,000
North Coventry Households: 16.1%

People who are apart of the parks and rec tapestry live in 
suburban environments with older homes that could be 
townhomes or duplexes. They are well-established with a 
home, an education, and career that will support them through 
retirement. The neighborhoods are inviting for new young 
families.

Soccer Moms Average Household Size: 2.97
Median Age: 37.0
Median Household Income: $90,500
North Coventry Households: 14.5%

Family oriented and live in suburbs with convenient access to 
the city.

Savvy Suburbanites Average Household Size: 2.85
Median Age: 45.1
Median Household Income: $108,700
North Coventry Households: 9.2%

Savvy suburbanites tend to be educated and live in older 
neighborhoods outside of an urban core. People of this 
tapestry live in a suburban environment and engage in a active 
lifestyle.

North Coventry Township Secondary Market Tapestry Segments



North Coventry Township Primary Market Demographics



North Coventry Township Secondary Market Demographics



North Coventry Township Primary Market Transportation



North Coventry Township Secondary Market Transportation



2017 Industry Group Primary Market Leakage Demand Supply Retail Gap

Motor Vehicle & Parts Dealers $29,371,307 $15,143,583 $14,227,724

Nonstore Retailers $2,994,328 $0 $2,994,328

Other General Merchandise Stores $5,734,200 $2,859,998 $2,874,202

Gasoline Stations $13,884,976 $11,140,769 $2,744,207

Beer, Wine & Liquor Stores $1,200,737 $0 $1,200,737

2017 Industry Group Primary Market Surplus Demand Supply Retail Gap

General Merchandise Stores $21,479,985 $88,850,322 (-$67,370,337)

Sporting Goods, Hobby, Book & Music Stores $4,154,135 $38,466,384 (-$34,312,249)

Food & Beverage Stores $26,446,511 $58,605,715 (-$32,159,204)

Health & Personal Care Stores $8,664,988 $26,671,375 (-$18,006,387)

Clothing & Clothing Accessories Stores $8,201,873 $21,559,724 (-$13,357,851)

Food Services & Drinking Places $15,159,697 $24,154,306 (-$8,994,609)



2017 Industry Group Secondary Market Surplus Demand Supply Retail Gap

General Merchandise Stores $305,053,743 $413,457,735 (-$108,403,992)

Miscellaneous Store Retailers $87,848,077 $157,110,948 (-$69,262,871)

Sporting Goods, Hobby, Book & Music Stores $59,438,217 $106,026,304 (-$46,588,087)

Motor Vehicle & Parts Dealers $422,118,233 $458,043,112 (-$35,924,879)

Clothing & Clothing Accessories Stores $117,153,020 $149,004,939 (-$31,851,919)

2017 Industry Group Secondary Market Leakage Demand Supply Retail Gap

Gasoline Stations $194,336,161 $113,935,703 $80,400,458

Nonstore Retailers $32,284,945 $2,944,582 $29,340,363

Food Services & Drinking Places $213,930,350 $183,230,189 $30,700,161

Other Motor Vehicle Dealers $44,623,963 $31,682,136 $12,941,827

Furniture & Home Furnishings Stores $73,635,237 $61,232,762 $12,402,475



Municipal Plan & Study Correspondence

Chester County Planning Commission
  -Landscapes 3 (2018)
  -Commercial Landscapes Series (2017)
       Transforming Greyfields into Dynamic Destinations

Montgomery County Planning Commission
  -Pottstown Metropolitan Regional Comprehensive Plan 
(2015)

Borough of Pottstown (2014)
  -Comprehensive Plan Update

Tri-County Transportation Study (2010)
  -A Vision for PA Route 100
  -DVRPC / McMahon

Northern Chester County Gateway Master Plan  (2008)
  -Commissioned by North Coventry Township
  -Wallace Roberts & Todd / McMahon

Reconnections Study (2004)
  -Commissioned by North Coventry Township
  -SIMONE JAFFE COLLINS & Urban Partners, Inc.

PA 724 Corridor Study (2004)
  -DVRPC - Delaware Valley Regional Planning Commission

North Coventry Comprehensive Plan (2001)



Connectivity 
and Greyfield 
Redevelopment



Pedestrian & 
Cyclist 
Connectivity



Working 
with 
Public 
Transit 
Options



-Connectivity
-Linkage

- Green Corridor 
- Economic Corridor



Traffic Pattern Changes - Enhance pedestrian access



Examples of Proposed Transportation Improvements



Sections 1 & 2 ● Trail connecting both sections
● Dog Park
● Skate Park
● Possible Community Center

Robert E. Lambert Park

West Chester, PA



Section 3 ● Increase connectivity
● Break the scale of impervious coverage
● Greening for sustainability and aesthetics
● Redevelop - mixed use



Inspirations



Placemaking
Branding & Gateways



3D Model Fly-Through

Condo Building and Restaurant Wawa, Skate Park, and Dog Park

http://drive.google.com/file/d/1gMtD5lAgYAKpQWPYBzrtb2IegeOabR2o/view
http://drive.google.com/file/d/1yLqJWNPvDVMH6R0WVh-f1KRZZTavKQDn/view


Sources
REINVENTING SHOPPING MALLS TO REVITALIZE THE 
COMMUNITY 
https://www.peda.org/resources/Documents/04_PEDA_201
6_Malls_Revisited_submission_copy.pdf

Ten Principles for Rethinking the Mall. (2012, July 26). 
Retrieved from 
https://americas.uli.org/report/ten-principles-for-rethinki
ng-the-mall/

Chester County Planning Commission. (n.d.). Retrieved from 
http://www.chescoplanning.org/index.cfm
http://planningpa.org/wp-content/uploads/3.4-Chester-Co
untys-Commercial-Landscapes-Series.pdf
http://chescoplanning.org/landscapes3/

Model Ordinances and Design Guidebooks | Montgomery 
County, PA - Official Website. (n.d.). Retrieved from 
https://www.montcopa.org/1443/Model-Ordinances

Delaware Valley Regional Planning Commission. (n.d.). Delaware 
Valley Regional Planning Commission. Retrieved from 
https://www.dvrpc.org/

Redesigning Shopping Centers
https://www.dvrpc.org/reports/05023.pdf

Caln Township LERTA
https://www.dvrpc.org/sos/Roundtable/pdf/2015_06_19_RCEDF_
CalnLERTA.pdf

ArcGIS Community Analyst. (n.d.). Retrieved from 
https://www.esri.com/en-us/arcgis/products/arcgis-community-an
alyst/overview

North Coventry Township Official Web Site. (n.d.). Retrieved from 
https://www.northcoventrytownship.com 

Township of North Coventry, PA Table of Contents. (n.d.). Retrieved 
from https://ecode360.com/NO2136

Tachieva, G. (2010). Sprawl repair manual. Island Press.

https://www.peda.org/resources/Documents/04_PEDA_2016_Malls_Revisited_submission_copy.pdf
https://www.peda.org/resources/Documents/04_PEDA_2016_Malls_Revisited_submission_copy.pdf
https://americas.uli.org/report/ten-principles-for-rethinking-the-mall
https://americas.uli.org/report/ten-principles-for-rethinking-the-mall
http://www.chescoplanning.org/index.cfm
http://planningpa.org/wp-content/uploads/3.4-Chester-Countys-Commercial-Landscapes-Series.pdf
http://planningpa.org/wp-content/uploads/3.4-Chester-Countys-Commercial-Landscapes-Series.pdf
http://chescoplanning.org/landscapes3/
https://www.montcopa.org/1443/Model-Ordinances
https://www.dvrpc.org/
https://www.dvrpc.org/reports/05023.pdf
https://www.dvrpc.org/sos/Roundtable/pdf/2015_06_19_RCEDF_CalnLERTA.pdf
https://www.dvrpc.org/sos/Roundtable/pdf/2015_06_19_RCEDF_CalnLERTA.pdf
https://www.esri.com/en-us/arcgis/products/arcgis-community-analyst/overview
https://www.esri.com/en-us/arcgis/products/arcgis-community-analyst/overview
https://www.northcoventrytownship.com
https://ecode360.com/NO2136


Questions?


