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1.0 INTRODUCTION
In this document we look to the future and offer an answer to the question: what will Delaware s
Brandywine Valley look like in 20401 if current trends continue? This question and the answer are
critical to creation of the Scenic Conservation Plan; they bring to light the likely challenges that will
need to be addressed in order to protect the Brandywine Valley National Scenic Byway and its
environs from unsustainable development and the loss of the area s scenic character. Beyond
identifying challenges, the answer to our question, referenced hereon as the Trend Scenario,
provides a baseline scenario to which alternative future development plans can be compared.
The purpose of a trend scenario exercise is to assess what would happen over time to a given study
area if current trends and management practices continue. As in any forecast, the trend scenario is
based on a number of assumptions, which relate to key variables that influence development:
government regulations and policy; employment and population growth rates; environmental
conditions; and, most significantly, the decisions of individual property owners.
The main assumptions used in the BVNSB Trend Scenario are:




current zoning regulations will largely remain in place;
growth, including population and employment, will continue largely as it has in the past;
tempered only by market conditions; and
builders and developers will continue to build as they have in the recent past.

The BVNSB Trend Scenario was developed using the following step-by-step process:
1. Develop a maximum build-out scenario in which 100% of all entitlements2 are built.
2. Assess demographic projections and refine the projections of population and employment
for the study area.
3. Determine the number of entitlements under current zoning and development practices
required to accommodate the refined demographic projections.
4. Identify the locations most likely to be developed between now and the study year of 2040
and distribute the entitlements that will accommodate the population and employment
projections across the most likely to be developed parcels of land.
In summary, it is not anticipated that the Trend Scenario will be built out; the purpose of the Scenic
Conservation Plan is to prevent that from happening. It is only to highlight what will likely occur if
changes are not made.
The year 2040 was chosen as the study year in order to align with other regional planning organizations
data and because a 30 year timeline allows reasonable time for significant population change and
development, if it is to occur.
2 New Castle County s Unified Development Code UDC determines the number of entitlements that run with
each parcel of land. An entitlement is defined as what can be built on a given parcel of land under its zoning
classification. For example, a two acre lot in the suburban estate zone is permitted one dwelling unit. That
dwelling unit would be considered an entitlement.

1

1

SCENIC CONSERVATION PLAN, BRANDYWINE VALLEY NATIONAL SCENIC BYWAY

TREND SCENARIO

2.0 METHODOLOGY
The development of the Trend Scenario involved two main elements of work: 1) Determining the
buildable capacity of the study area; and 2) Forecasting how much of that buildable capacity will
occur by 2040 and in what areas. The two major work components are comprised of a series of
steps, which are explained in the following sections.

2.1 DETERMINING BUILDABLE CAPACITY OF THE STUDY AREA
The buildable capacity of the study area was determined according to by-right standards,
meaning that development entitlements were determined according to the zoning (and associated
allowable density) of each parcel as zoned today. However, rezoning for higher density
development and the open space zoning alternative is commonplace, and therefore an alternative
outcome is considered at the end of this section.

IDENTIFYING LAND AVAILABLE FOR DEVELOPMENT
The first step in defining the land available for development is to identify parcels of land not yet
built upon. Using a Geographic Information System (GIS) computer-based analysis, the map of all

Figure 2.1-A
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land available for development was generated. All colored parcels shown in Figure 2.1-A are not yet
fully built to the capacity that they can hold under current zoning. Those parcels were determined
to have land available for development by looking at aerial imagery of the study area using the
following criteria:
1. The parcel has no buildings on it and is not known to be protected (e.g. by conservation
easement, open space designation, etc.); or
2. The parcel is approximately 10 acres or larger and has one or fewer homes/buildings
located on the parcel based on 2007 aerial imagery.

The total amount of land
available for development
is approximately 6,000
acres of the total 16,000
acre study area. The
average parcel size is
approximately 17 acres.
Table 2.1-A shows the
acreage of land in each
zoning classification
available for development.

Table 2.1-A: Zoning Classification of Developable Land
Zoning Classification
Commercial Regional
Single Family
Diversified Planned Unit Development
Office Neighborhood
Office Regional
Suburban
Suburban Estate
Suburban Reserve
Suburban Transition
TOTAL

Area
(acres)
9
506
74
11
354
696
4305
3
59
6,017

Percent of all
developable land
0.1%
8.4%
1.2%
0.2%
5.9%
11.6 %
71.5 %
0.1%
1.0%
100%

DEFINING DEVELOPMENT POTENTIAL
The next step in the process is to determine how much development the current zoning regulations
permit in the study area for each of the parcels that comprise the total land available for
development.
Development potential for both residential and non-residential development types were calculated
according to site capacity and concurrency calculation guidelines given in Section 40.05 of the New
Castle County Unified Development Code (UDC).
Allowable Building Density
Table 2.1-B shows the allowable buildable density for the land available for development. The
densities given in Table 2.1-B are not a comprehensive representation of zoning district density
standards. Because of the many possible zoning sub-classifications available in each zoning district,
some assumptions and simplifications were made to enable calculations of potential development.
Rather than randomly pick a zoning sub-classification for each parcel to determine what allowable
density to apply, an assumption was made that Single-family Residential would be applied for
parcels zoned Suburban Reserve, Suburban Estate, and Suburban. All Neighborhood
Conservation categories have a specific allowable density for each sub-classification, and therefore
the individual, given density was applied. Suburban Transition was treated as an other permitted
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use sub-classification, rather than the Single-family Residential as recent development interest
for the majority of the land available for development zoned Suburban Transition has been for
mixed uses. These application rules can be seen in the middle column of Table 2.1-B. (Note: the
Maximum Gross Floor Area Ratio, where applicable, was derived by averaging over the zoning subclassifications).

Table 2.1-B : Allowable Building Density for Lands Available for Development
Type of Development

Zone District
Classification

Zoning Subclassification*

Maximum
Gross Density

Maximum Gross
Floor Area Ratio***

Suburban Reserve

Single-family Residential

0.17

N/A

Suburban Estate

Single-family Residential

0.41

N/A

Suburban

Single-family Residential

0.67

N/A

NC2a

0.41

N/A

NC40

0.9

N/A

NC21

1.48

N/A

NC15

1.89

N/A

Ncap

20.8

N/A

NC10

2.65

N/A

NC5

4.62

N/A

NC6.5

3.73

N/A

NCth

10.45

N/A

N/A

0.445

N/A

0.36

N/A

0.47

N/A

0.30

N/A

N/A

Single-Family
Residential
Neighborhood
Conservation

Townhouse

Neighborhood
Conservation
Office Regional

Office
Office Neighborhood

Commercial

Commercial Regional

Mixed Residential,
Office, and Commercial

Suburban Transition
Diversified Planned
Unit Development

Offices, Commercial
lodging, Restaurants,
Mixed use, Industrial,
Other Permitted uses
Office, Mixed use, Other
permitted uses
Offices, Commercial
lodging, Commercial
retail, heavy retail and
service, Other
commercial uses, Mixed
use, Other Permitted uses
Other permitted uses**
NCpud***

*Zoning Sub-classification is the typology used to apply densities in the calculations of development potential.
**see explanation in text regarding decision to apply mixed uses
***regulations are complex for Planned Unit Developments. In the study area there exist only eight acres of this classification available
for development
****these values represent the average Floor Area Ratio for all of the sub-classifications in the given zone district classification

Environmental Considerations
According to definitions in the UDC, Developable Lands are: all land within the boundaries of any
tract proposed for development except for land which is located within the existing rights-of-way of
4
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any public or private road or any overhead utility line, floodplains, including land continuously
covered with water, wetlands, and prohibitive steep slopes. Using GIS analysis these areas were
generally identified and that
acreage was deducted from
developable lands following
the calculation guidelines in
Sections 40.05.420 and
40.05.421 of the UDC. Rights-ofway were deemed to have
negligible impact and were not
removed.

Figure 2.1-B

In addition to the explicit UDC
requirements given above, it
was determined that because
approximately 8,300 acres of the
study area are not served by
public water or sewers as shown
in Figure 2.1-B, the soil
suitability for on-site septic
must be considered.

Using National Resources
Conservation Service (NRCS)
Soil Survey data and a
corresponding soil report for
sanitary facilities3, Figure 2.1-C
was generated, showing areas
where soils are generally not
suitable for on-site septic
systems. Soils determined to be
very limited with regard to
suitability for septic) have
characteristics such as location
within 10 feet of the
groundwater table, high content
Figure 2.1-C
of organic matter, excessive
sloping of the ground, and low soil permeability (less than one inch per hour). These characteristics
generally cannot be overcome without major soil reclamation, special design, or expensive
National Resources Conservation Service. Soil Survey Map Tool. Report generated January 15, 2010 at:
http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
3
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installation procedures and poor performance and high maintenance can be expected with onsite septic or other sewage treatment systems designed for individual homes, according to NRCS.
Roughly 650 acres of the areas not served by the public water utilities have soils that are not
suitable for septic. This amounts to less than 10% of the area not served by public water or sewers.
Because of data limitations and uncertainty about future water and sewerage alternatives, this
analysis assumes that development will be possible despite the indicated soil limitations. However,
soil suitability should be given serious consideration for its implications on long-term development
in the area. Accordingly, water management and soil suitability issues will be factored in when
identifying areas for growth/development in the Trend Scenario and in the alternative future plans.
Development Potential
Figure 2.1-D shows the developable land and the maximum number of dwelling units (residential
zones) or the maximum floor area (non-residential zones) developable on a parcel. In total,
approximately
2,500 dwelling
units may yet be
developed in the
study area and an
approximately 2.4
million square feet
of non-residential
space may be
developed under
current zoning
regulations.45 The
residential parcels
do not consider
the possibility of
density bonuses
for open space
preservation or
other possible
variations that
Figure 2.1-D
may be applied
under the current
UDC. (Open space development does not apply to non-residential parcels.) Notably, the nonresidentially zoned parcels that are deemed available for development are almost all located along

Non-residential building square footage calculation based on existing sample parcels and UDC bulk density
calculation guidelines.
5 Because Barley Mill Plaza, currently the subject of a redevelopment application, is currently a developed
parcel, it is not included in the amount of non-residential land available for development.
4
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Routes 202 and 141. The portion of the DuPont Country Club along Route 141 represents
approximately 40 % of the non-residentially zoned parcels in allowable building square footage.

AN ALTERNATIVE APPROACH: RESIDENTIAL OPEN SPACE DEVELOPMENT
In residential districts, the UDC allows open space subdivisions — a type of development designed
to preserve open space, which developers are increasingly using. Under open space subdivision
bulk density requirements the developer is able to develop at a higher density if a substantial
portion of the ordinarily developable land in the tract is preserved as open space.
Analysis of past developments and discussions with landowners indicate that the likelihood of this
open space preservation scenario is good, especially in the study area. Therefore an alternative
buildable capacity calculation was completed by modifying the calculations explained above. Using
the map of land available for development generated in the first part of Section 2.1 (Figure 2.1-B),
the capacity calculations for residentially zoned parcels larger than approximately 10 acres or
contiguous residentially zoned parcels that amounted to approximately 10 acres or more were
doubled in allowable building entitlements. Values for all other parcels remained the same.
The result of the open space scenario calculations show that there are entitlements for a total of
approximately 4,900 dwelling units (2,400 more than in the conventional calculations).

2.2 DEVELOPING THE TREND SCENARIO
Not all developable land will be built upon within the 30 year timeframe considered by this study.
Therefore, a determination must be made for approximately how much of the total developable
lands will actually be developed by the year 2040 and where that development is most likely to
occur. This section of the report estimates population and employment for the study area, from
which estimates of dwelling units and building square footage (for non-residential development)
needed to accommodate the demographic projections are derived.

DELAWARE’S DEMOGRAPHIC PROJECTION PROCESS
The State of Delaware, through the Delaware Population Consortium, has a formal process to
project population and employment growth, a process which is followed on an annual basis. The
Consortium was formed in 1975, with the goal of "providing a continuing forum for debate and
discussion of matters relating to state and local population growth." (Delaware Population Growth,
1975: University of Delaware, Division of Urban Affairs) by bringing together Delawareans from
academic, governmental and from the general public interested in the benefits of developing a
common set of reliable projections under the sponsorship of the State Planning Office. The
Consortium establishes official statewide population and employment projections for the entire
state and separately for each of the state s three counties. For details of the Consortium s
projection process, see their website.6
Once the projections are approved by the members of the Consortium, each county is responsible
for allocating the projections within their county to both incorporated and unincorporated areas.
6

Delaware Population Consortium website: http://www.stateplanning.delaware.gov/information/dpc.shtml
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In New Castle County, this task is the responsibility of the Wilmington Area Planning Council
(WILMAPCO). Annually, the Consortium issues updated projections. The WILMAPCO committee
directs staff to update the population and employment projection allocations.
Once WILMAPCO issues its official allocations, they are used in all planning activities in New Castle
County and in the statewide planning initiatives that affect New Castle County. One initiative that
impacts New Castle County is the transportation planning program undertaken by DelDOT. DelDOT
is responsible for projecting travel demand throughout the state and uses a demographic based
travel demand model to perform that task. Working together with DelDOT personnel, WILMAPCO
staff allocates population and employment projections for use in developing future estimates of
travel demand throughout New Castle County. Kent and Sussex County planning staffs perform a
similar function in those counties. Using the WILMAPCO projections enables this study to be
consistent with and relate to the projections as a base for analysis as well as utilize DelDOT s travel
demand model.

CURRENT DELAWARE POPULATION AND EMPLOYMENT FORECASTS
The most recent population projections issued by the Consortium are presented in Table 2.2-A.
Table 2.2-A: Delaware Population Estimates and Projections
Community

2000

2005

2010

2015

2020

2025

2030

2035

2040

Delaware

786,408

839,924

895,173

940,449

981,922

1,019,497

1,054,631

1,088,245

1,120,523

Kent Co.

127,114

143,308

160,058

169,884

178,817

186,202

192,853

199,065

204,952

Not
Provided

Not
Provided

598,817

606,881

City of Dover

32,197

33,965

37,341

38,138

38,952

39,783

40,635

New Castle Co.

501,855

520,929

538,170

554,405

567,764

578,739

589,267

City of Newark

29,367

30,334

30,486

30,604

30,715

30,830

30,947

City of
Wilmington

72,728

72,265

73,022

72,777

72,549

72,300

72,058

Sussex Co.

157,439

175,687

196,945

216,160

235,341

254,556

272,511

Not
Provided
Not
Provided
290,363

Not
Provided
Not
Provided
308,690

source: http://stateplanning.delaware.gov/information/dpc_projections.shtml

The current population of the State of Delaware is 895,000 people and the population of New Castle
County is 538,000 people. By 2040, the population of the state is projected to grow to over 1.1
million people and New Castle
1,200,000
Delaware
County is projected to increase to
1,000,000
almost 607,000 people. The rate
Kent Co.
800,000
of growth projected for the state
and the counties are shown in
600,000
-City of Dover
Figure 2.2-A for comparison.
400,000
200,000

New Castle Co.
2000
2005
2010
2015
2020
2025
2030
2035
2040

0
-City of Newark

As shown in the chart, the entire
state is projected to grow at a rate
of 0.8% per year between 2010
and the year 2040. For New Castle

Figure 2.2-A
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County, the annual rate of growth is 0.4% for the same period of time. For the entire state, this
translates into a population increase of 180,000 people and for New Castle County, an increase of
almost 52,500 people.
Within New Castle County, WILMAPCO allocates population projections to the 11 planning areas of
New Castle County. Table 2.2-B shows the allocation of population.

Table 2.2-B: Population Projections for New Castle County
Planning Area
2010
2040
Change % increase
Brandywine
76,028
75,535
(493)
-1%
Central Pencader 43,035
48,363
5,328
12%
Newark
67,157
64,533
(2,624)
-4%
Christiana
34,131
31,986
(2,145)
-6%
Middletown
47,163
113,409 66,246
140%
New Castle
88,165
91,339
3,174
4%
Piedmont
28,572
30,455
1,883
7%
Pike Creek
42,945
41,267
(1,678)
-4%
Red Lion
8,510
9,805
1,295
15%
Upper Christiana
27,136
25,741
(1,395)
-5%
Wilmington
72,725
71,400
(1,325)
-2%
Totals
537,577 605,873 68,296
13%

The data show that most of the
growth projected for New Castle
County is located in the Middletown
Planning Area. The Scenic
Conservation Study area is on the
eastern section of the Piedmont
Planning Area and the western
section of the Brandywine Planning
Area. The Brandywine Creek which
bisects the study area is the
boundary between the two planning
areas.

The Brandywine Planning Area is projected to see a small reduction in population while the
Piedmont Planning Area is projected to see a 7% increase in population. As previously indicated,
for the purposes of projecting travel demand, the entire Delmarva Peninsula and all of its counties
and planning areas is apportioned into traffic analysis zones (TAZs). In New Castle County,
WILMAPCO allocated
the projected
population and
employment figures
for each of the
Planning Areas to the
TAZs. Figure 2.2-B
shows a map of the
TAZs in the study
area and Table 2.2-C
illustrates the
population,
household, and
employment
projections for the
study area TAZs.
(Zones 315, 318, 68,
and 67 were not
Figure 2.2-C
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included in the projections.)
Table 2.2-C Population, Household and Employment Projections for the Study Area
Population

2010
Households

Employment

Population

2040
Households

32

1676

61

162

678

177

1571

680

170

452

5,451

162

452

4,988

69
70

352

890

8,246

335

1,045

7,816

2,065

443

902

2,257

443

72

835

96

627

554

144

747

544

73

1,674

174

554

1,793

184

544

74

465

272

921

442

292

905

75

727

265

289

701

292

284

76

707

80

683

700

90

784

81

910

338

349

818

341

346

TAZ

Employment

89

1033

432

1285

1052

485

1269

117
127

309
634

860
96

2,533
674

518
994

860
120

2,729
662

128

257

108

1,220

288

130

1,478

129

288

139

12

312

150

12

131

704

155

93

660

165

91

132

413

213

52

396

441

51

TOTAL

12,472

6,222

23,995

13,143

6,917

23,508

Source: WILMAPCO

Figure 2.2-D Per Capita Income Past 12 Months
Source: Delaware Valley Regional Planning Council (PA Data), Wilmington Area Planning Council (DE Data)

The data show that during the study period of 2010 to 2040, population and the number of
households are projected to increase by 671 (5.4%) people and 695 (11.1%) households,
respectively but employment is anticipated to decrease by 487 (-2.0%) jobs.

ANALYSIS OF OFFICIAL PROJECTIONS
The development and refinement of demographic projections in Delaware is an extremely rigorous
process. However, when focusing on an area as small as the Brandywine Valley Scenic
Conservation Study Area, local and sub-regional factors can have significant influence. While these
factors receive attention in the official projection process, the large area to which the statewide
projections apply tends to smooth over the local and sub-regional factors, lessening their impact. A
focused study such as this allows these factors to be examined in depth.
To perform this analysis, the study team considered municipalities with similar demographic
characteristics as Delaware s Brandywine Valley to compare how each has grown over time and
how each is projected to grow. Then, the characteristics of those municipalities were compared to
the study area. The hypothesis behind this analysis is that the BVNSB study area is more like
10
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nearby municipalities of similar demographics than municipalities elsewhere in New Castle County,
and is likely to have similar population and employment growth trends. Specifically, municipalities
in Chester County and Delaware County, Pennsylvania with significant wealth and with housing
values close to the housing values in the study area are expected to provide a more accurate basis
for projections. The Pennsylvania municipalities selected for this analysis are: Birmingham, East
Marlborough, Kennett, London Grove, New Garden, and Pennsbury Townships in Chester County;
and Chadds Ford, Bethel and Concord Townships in Delaware County. The Brandywine Valley is
commonly referred to as Chateau Country, which denotes a degree of wealth and affluence.
Household income (HHI) would be an indicator of comparative affluence. Figure 2.2-D illustrates
the household income statistics for adjacent Pennsylvania Municipalities and for the Brandywine
Valley National Scenic Byway Corridor TAZs in New Castle County.

Per Capita Income (past 12 months)
BVNSB
Concord township
Chadds Ford township
Bethel township
Pennsbury township
New Garden township
London Grove township
Kennett township
East Marlborough township
Birmingham township

Per Capita Income (past 12
months)

0

40000

80000

Figure 2.2-D Per Capita Income (Past 12 Months)
Source: American Community Survey 2005-2009 five year estimates

Percentage Home Value $1,000,000 +
12.0%
10.0%
8.0%
6.0%
4.0%
2.0%
0.0%

As shown in the graphic, Chadds
Ford, Pennsbury and Birmingham
Townships have the highest per
capita income and are closest to
the per capita income of the
Brandywine Valley study area.
The Brandywine Valley study area
also contains a proportionally
large number of very expensive
homes. Figure 2.2-E illustrates
the percentage of homes with
values in excess of $1,000,000 in

Figure 2.2-E: Percentage of Home Values Above $1,000,000
Source: American Community Survey 2005-2009 five year estimates
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the study area and in neighboring Pennsylvania townships.
As shown in the figure, Birmingham and Pennsbury, Kennett and Chadds Ford Townships have,
respectively, approximately 9% and 7% of homes valued in excess of $1,000,000, which is similar to
the study area.
Considering per capita income and percentage of homes with a value in excess of $1,000,000, a
pattern of similarity begins to emerge. Birmingham, Pennsbury and Chadds Ford Townships have
similar characteristics as the Brandywine Valley Scenic Conservation Study Area.
Next, the historical population growth rates and the projected growth rates were compared as it
would be reasonable to expect that communities in close proximity to one another, and in the
absence of any other overriding factor, would be expected to have the same or similar growth
characteristics. In southeastern Pennsylvania, growth is monitored and projected by the Delaware
Valley Regional Planning Commission. In New Castle County, the same function is provided by
WILMAPCO. Table 2.2-D shows
the average annual growth rates
Table 2.2-D: Comparison of Historic and Projected
for the Pennsylvania communities
Population Growth Rates
and for the study area. The
Average
Average
similar communities and the
Annual
Annual
State
Community
Historic
Projected
Brandywine Valley are
Growth Rate Growth Rate
highlighted in yellow.
DE

Brandywine Valley***

1.9%

0.17%

The data indicate that the study
PA
New Garden Township
3.2%
1.1%
area is historically among the
PA
London Grove Township
2.4%
1.3%
slower growing communities in
PA
East Marlborough Township
2.6%
0.9%
the table; only Pennsbury
PA
Birmingham Township
3.6%
0.8%
Township grew at a slower rate.
PA
Chadds Ford Township
4.6%
0.1%
WILMAPCO projects a slower rate
of growth for the Brandywine
PA
Concord Township
3.0%
0.5%
Valley area than DVRPC projects
PA
Bethel Township
4.6%
0.3%
for all nearby Chester County, PA
PA
Pennsbury Township
1.5%
0.4%
communities except for New
Garden, London Grove and Chadds Ford Townships. Considering the highlighted communities
which are closest in wealth patterns to the study area, DVRPC projects these communities, on
average, will grow at a rate of .43% per year as compared to 0.17% growth rate projected by
WILMAPCO for Delaware s Brandywine Valley.
PA

Kennett Township

2.1%

0.8%

As indicated in Table 2.2-C, WILMAPCO projects an increase of 671 people and 695 households
between now and the study year of 2040. Using the alternate growth rate of 0.43% per year
(derived from the projections for the most similar Pennsylvania communities), there will be an
increase of 1,177 people and 884 new dwelling units by the year 2040.

12
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EMPLOYMENT PROJECTIONS
It is difficult to project how many jobs will exist in a given geographic area, especially in a sub-state
or sub-county area. Further uncertainty stems from current economic conditions; our view of the
future in times of recession isn t very clear and even during good times our views tend to be overly
expansive. In the case of the Brandywine Valley Study Area, the process used to project
employment combines the known generators of employment, such as approved commercial
developments, with a reasoned approach to the unknown (i.e. that which is the is subject to review
under the process of the Delaware Consortium). The locations of the commercial generators that
are subject to review by the Delaware Consortium and allocated to TAZs by WILMAPCO are based
upon demographic projections for the next 30 years. The methods are based on the theory that in
a 30 year period, economic cycles will smooth out yielding an accurate basis to make employment
projections.
As noted in Table 2.2-C above, WILMAPCO projects that there will be a net decrease of 487 jobs in
the study area. Yet, in the past this study area has experienced major non-residential development,
which was not accounted for in official projections. The development of the Astra-Zeneca campus
and the development of the Brandywine Town Center are just two examples that have occurred in
the study area. Recently, there was another example, the Stoltz properties. The Brandywine Valley,
it seems, provides a fertile setting for major developments.
Space Requirements for Future Workers
When planning non-residential space,
developers and businesses balance many
different variables such as zoning,
environmental requirements, and the number
of employees that need to be accommodated for
the space. Usually expressed as square feet of
floor space per worker, the number of
employees varies by type of use. Figure 2.2-F
shows the average square foot of space used by
workers. Office space is the densest and
warehouses the least dense type of commercial
building. For the purposes of this study, the
average of 766 square feet per worker has been
chosen given the wide variation among the uses
and the type of business that might occupy
space in a given development.
Figure 2.2-F: Industry Average Floor Space per Worker
Source: Energy Information Administration
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Existing Planned/Proposed Developments
There are three significant commercial development proposals currently on the books within the
study area. These proposals, advanced by Stoltz Company, are as follows:






Barley Mill Plaza. This is an existing office complex on the east corner of the intersection of
DE Route 141 and Lancaster Pike (DE Route 48), which is currently not fully occupied. It
currently consists of 1,012,000 square feet of office space with access to both roadways, and
is proposed to be redeveloped into a multi-use development consisting of 454,000 square
feet of retail space largely along the Route 141 frontage and 1,200,000 square feet of office
space to the rear of the retail center divided into 13 separate buildings and six parking
garages. Based upon an average of one office and one retail employee for each 950 and 400
square foot of building space respectively, projected employment at this site would be about
3,480 employees (existing plus new) with the increase in square footage accounting for 947
new employees.
20 Montchanin Road. This is a proposed 6,000 square foot office building proposed to be
located on the southeast corner of the intersection of Montchanin Road (DE Route 100) and
DE Route 141. Access is proposed to be from Montchanin Road. This site would add about
15 new employees to study area employment.
Greenville Center. This is an existing shopping center located along Kennett Pike (DE Route
52) at its intersection with Buck Road. The existing shopping center consists of 138,000
square feet of retail space. It is currently proposed to be expanded by 20,000 square feet of
space. The increase in space would add about 21 new employees to the shopping center.

Because these properties are in the development pipeline , they are assumed to be developed
within the horizon of the Scenic Conservation Plan and include an estimated 983 new employees.

REVISED STUDY AREA EMPLOYMENT PROJECTIONS
Remaining is the challenge of reconciling the Stoltz proposals against the WILMAPCO projections.
Barley Mill Plaza is located in TAZ 89 which is projected by WILMAPCO to decrease by 16 workers.
Greenville Center is in TAZ 76 which is projected to increase by 101 employees. 20 Montchanin
Road is in TAZ 72 which is projected to decrease by 10 employees.
Table 2.2-E: TAZs with a Projected Increased in
Employment
TAZ No.
Projected Increase
76
101
117
196
128
258
Total
555
(projections according to WILMAPCO)

But factoring in the Stoltz developments into the
employment calculations for their respective
TAZs, there will be a net 496 new employees
there (accounting for the projected net decrease
of 487 jobs, which were subtracted from the total
983 estimated to result from the Stoltz
developments).

Still, given the amount of land zoned for non-residential use in the study area, it is likely that the
WILMAPCO projections, even simply adding the projected employment increase from the Stoltz
properties is still, based upon history, likely to be low. Accordingly, for the purposes of this
14
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analysis, it is assumed that the employment increases are all taken up by new development
currently in the pipeline (the Stoltz developments) and the projections of additional employment in
the TAZs slated for employment increases as shown in Table 2.2-E, comprising 555 additional jobs,
result in a total increase of 1,538 jobs. Table 2.2-F shows the calculations.
Applying the average
employee to square foot
of building ratio to the
amount of building space
needed to accommodate
the increase of 555
employees in the three TAZs projected to receive the increases results in about 425,000 square feet
of non-residential space. Summing the 425,000 square feet with the net increase of 480,000 square
feet of space from the Stoltz Developments, some 905,000 additional square feet of non-residential
space is projected for the study area between now and the horizon year of 2040.

Table 2.2-F Employment Projection Summary
Component
Study Area TAZ s with Increased Employment
Stoltz Developments
Projected Study Area Decreases in Employment
Total

Projected New Jobs
555
983
0
1,538

REASONABLENESS OF THE EMPLOYMENT PROJECTIONS
The proposed changes to the employment projections seem large. Adding 1,538 new jobs in the
study area when WILMAPCO projects a decrease of 487 over the next 30 years appears to be a
significant change. Accordingly, it is important to place the revised projections into a regional
perspective. Table 2.2-G places the WILMAPCO employment projections side by side with the
projections for all of New Castle County. The study area for the Scenic Conservation Plan covers
16,000 acres of the Brandywine and Piedmont Planning Districts, which straddle the Brandywine
Creek. WILMAPCO projects that the two planning districts will increase in employment by about
800 jobs. The revised projections of this study increase that number to over 2,300 new jobs, a
176% increase over the WILMAPCO projection.
Table 2.2-G Comparison of WILMAPCO and Revised Scenic Conservation Plan
Employment Projections
WILMAPCO Projections
Planning District
Brandywine and
Piedmont
Central Pencader
Newark
Christiana
Middletown
New Castle
Pike Creek
Red Lion
Upper Christiana
Wilmington
Total

2010

2040

Change

% increase

Scenic Conservation Plan Revisions
Proposed
Revised
Rev. %
Change
2040
increase

55,800

56600

800

1%

1414

58,014

4%

11,300
41100
21900
8900
42800
13690
2299
24000
61700
283,489

14,800
41000
22500
16200
45600
13200
2800
25000
58900
296,600

3,500
(100)
600
7,300
2,800
(490)
501
1,000
(2,800)
13,111

31%
0%
3%
82%
7%
-4%
22%
4%
-5%
5%

0
0
0
0
0
0
0
0
0
1,414

14,800
41,000
22,500
16,200
45,600
13,200
2,800
25,000
58,900
298,014

31%
0%
3%
82%
7%
-4%
22%
4%
-5%
5%
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However, when that increase is viewed from a county-wide perspective, it represents a 4% increase
in the combined Brandywine and Piedmont Planning Districts and does not alter the county-wide
percentage at all.
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3.0 THE TREND SCENARIO
The Trend Scenario answers the question: What will Delaware s Brandywine Valley look like in
2040 if current trends continue? To develop the Trend scenario, dwelling units in sufficient
quantity to accommodate the projected population and non-residential space to accommodate the
projected number of jobs in the study area were allocated to the undeveloped and underdeveloped
parcels in the study area based upon zoning, after deducting lands restricted from development.

3.1 IDENTIFYING THE PARCELS OF LAND MOST LIKELY TO BE DEVELOPED
Not all vacant land in the study area will be developed by the year 2040. Decisions regarding which
parcels actually do get developed are made by the individual property owners and are based upon
many factors, which typically include: the owner s financial situation; the market for development;
zoning; accessibility to transportation; the presence of public water and sewerage; attractiveness of
the parcel and the adjacent parcels; and adjacent development activity. Because not all such parcels
will be developed by the study year of 2040, a scoring system was developed to identify the parcels
most likely to be developed based on the aforementioned typical criteria. Points were awarded to
parcels based upon specific, identifiable characteristics related to the likelihood of development as
shown in Table 3.1-A.
Table 3.1-A: Assessing the Likelihood of Development
Label
A
B
C
D
E
F
G
H
I

Attribute
The parcel is currently under development
An Exploratory Plan has been approved by the Department of Land Use
The owner or developer has publicly expressed an intention to develop and/or has
submitted an Exploratory Plan
The parcel is adjacent to and has an opportunity for access from a major roadway
The parcel is adjacent to and has an opportunity for access from a lesser roadway
The parcel is adjacent to a parcel under or known to be planned for development
The parcel is used for a purpose that is not in a growth period such that the highest
and best use would be another land use
The parcel has access to public water and sewer service
The parcel qualified for open space preservation development

Points
5
4
3
2
1
1
1
2
1
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The points are additive and are based upon judgment of the study team and the Scenic
Conservation Committee. Some 350 individual parcels of land that are either vacant or
underdeveloped were scored according to the criteria in table 3.1-A. In addition, based upon
knowledge related to four specific parcels, minor scoring adjustments were made to those parcels.
The full tabulation of scores and annotations is included in Appendix A. Figure 3.1-A shows the
scores of the developable parcels. The scores are color coded with the red colored parcels having
the highest likelihood of development and the blue colored parcels, the least. The parcels suitable
for development are scattered throughout the study area and include all land that is currently
vacant, underdeveloped, and unprotected. Developable land includes the three country clubs in the
study area: the DuPont, Wilmington and Biderman Country Clubs, and the unprotected lands of
Granogue and Woodlawn Trustees. Many large estates that still have development entitlements
remaining are also included in the developable land designation.

Figure 3.1-A

While the methodology in this study adhered to the ranking of the scores, it is not to say that the
parcels targeted will be the ones that will definitely be developed. Development could occur on
different parcels than those with the highest scores based upon the factors previously noted and as
determined by an individual property owner. Fewer – or more – parcels could be developed than
needed to accommodate the projected demand for housing and employment in the study area. The
18
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development patterns that will emerge from the individual decisions of study area property owners
is simply not known and won t be known until the property owners confront or are forced by
factors to confront the decision of whether to develop or not. However, using this analysis method,
the more-likely-than-not patterns of development for the year 2040 have emerged.
Figure 3.1-B shows parcels in black, which are likely to be developed over the next 30 years (i.e. by
2040) to accommodate the projected population and employment growth. Figure 3.1-B assumes
conventional zoning will be the standard for development (i.e. development will follow the Unified
Development Code of New Castle County (UDC) without any variances or use of open space
subdivision clauses (conservation design)). As shown in the figure, development is likely to be
scattered throughout the study area. Nodes of development are located around Greenville, along
Route 52 near the intersection of Route 82, along Route 100 at Granogue and on the lands of
Woodland Trustees. In all, some 1,500 acres are projected to be developed.

Figure 3.1-B
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As explained in Section 2.1, open space development (also known as conservation design) is the
other likely development style to occur in the coming years. Accordingly, a second development
scenario was developed to show how development patterns will occur under open space zoning
standards, which is shown in Figure 3.1-C. The second scenario takes advantage of open space
subdivision zoning on parcels eligible, which increases allowable development density by a factor
of about two. Open space subdivision zoning would result in half of the developable portion of land
to be used for preservation of open space and the other half for development at a rate of about
twice what the UDC allows. In short, the result is one acre zoning rather than two acre zoning with
half of the tract preserved in perpetuity for open space. As shown in the figure, development is
concentrated in the area of Granogue and the Woodlawn Trustees lands. Some 800 acres of land
would be developed, about half of conventional subdivision design.

Figure3.1-C

Again, it must be emphasized that it is not known which parcels of land will ultimately be
developed and that the actual patterns of development will be determined on an individual basis
based upon many factors. Further, whether development occurs with or without utilization of
density bonuses is also an individual decision of the developer.
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3.4 CHALLENGES POSED BY THE TREND SCENARIO
It is clear that using the conservation style of development yields more compact development and
provides the opportunity to concentrate development while protecting open space. Conventional
development uses almost twice the land area to accommodate the same population and
employment projections. Yet, it is not a simple matter requiring one form of development over
another since each property owner has the right to enjoy the reasonable value of their land
holdings.
With large parcels of developable land within the study area and only the market and the individual
decisions of each land owner governing which parcels will actually be developed, the most likely
outcome of the Trend Scenario is that some combination of the two types of development will
occur. Further, development will likely occur on lands where this analysis has anticipated
development, as well as on other parcels.
For the Scenic Conservation Plan to be successful there must be strategies to direct development
and control the type and density of development such that the most scenic lands not yet preserved
can be preserved and the property owners retain the value of their entitlements. These issues will
be addressed in the next phases of the Scenic Conservation Plan process: Community Visioning and
Implementation and Management Planning.
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APPENDIX A: PARCEL DEVELOPABILITY RANKING
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