
MALVERN BOROUGH               November 18, 2020 

COMPREHENSIVE PLAN TASK FORCE                             7:30 P.M. 

Zoom Conference  

Malvern, PA 19355 

 

1. CALL TO ORDER  

 

COMPREHENSIVE PLAN TASK FORCE PRESENT:       

Dr. Helise Bichefskey, DO        

Mr. Joe Bones  

Dr. Amy Finkbiner, Ph.D. 

Mr. Danny Fruchter  

Mr. Fran Givnish  

Mr. Chris Mongeau (CHAIRMAN) 

Ms. Cathy Raymond, Esq.  

Ms. Julie Raynor  

Mr. Brian Walker  

 

ABSENT: 

Dr. Dave Knies, Ph.D. (VICE-CHAIRMAN) 

Ms. Jennifer Leister Reitz, Thomas Comitta Associates 

Dr. Zoe Warner, Ph.D.  

 

Staff & Professionals Present: 

Mr. Christopher Bashore, Borough Manager 

Ms. Meredith Mayer Braine, Brandywine Conservancy 

Ms. Kate Clark, Chester County Planning Commission 

Ms. Tiffany M. Loomis, Assistant Borough Manager & Zoning Officer 

Mr. Sarah Sharp, Brandywine Conservancy 

Mr. John Theilacker, Brandywine Conservancy 

 

Chairman Mr. Chris Mongeau called the meeting to order.   

 

2. REPORT ON UPDATED DEMOGRPAHIC TRENDS & POPULATION & HOUSING 

PROJECTIONS 

 

Ms. Sarah Sharp introduced herself on behalf of Brandywine Conservancy, as an Assistant Planner for 

this project, presenting a power point presentation regarding the updated demographic trends & 

population & housing projections.     

 

The Malvern Demographics power point presentation has been attached for reference – Attachment #1   

 

Dr. Amy Finkbiner asked what percentage the Brandywine conservancy is done with collecting data.  

Ms. Sarah Sharp replied there has been through a large bulk of it collected thus far, however can pull 

anything requested.   

 

Mr. Joe Bones asked about a significant number of the residents over the years being on a fixed income 

due to retirement and if this pattern is continuing.  Ms. Sarah Sharp confirmed that this pattern will 

remain consistent due to the different kinds of housing opportunities offered in the Borough and it being 

a walkable community.     

 

Mr. Brian Walker asked about the population density.  Ms. Sarah Sharp confirmed it was calculated per 

square mile. 
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Mr. Danny Fruchter commented on that 40% of Malvern Borough is open space and how residential 

density needs to be addressed differently due to not being spread out evenly across the Borough.   

 

Dr. Helise Bichefskey, DO asked if there are demographics that can be accessed showing how many 

residents are single versus family units, including their age demographics, etc.  Ms. Sarah Sharp 

explained that the census does contain this information to a degree and will look into this matter and 

report back.  

 

3. REVIEW CURRENT BOROUGH 2012 COMPREHENSIVE PLAN GOALS AND 

IMPLEMENTATION FOR TASK FORCE TO IDENTIFY WHICH ARE VALID 

 

Mr. John Theilacker with Brandywine Conservancy presented the review of the current comprehensive 

plan goals and implementation known as Chapter 2.  

 

The current Malvern Borough Comprehensive Plan - Chapter 2 - Planning Policies and Actions has been 

attached for reference – Attachment #2.   

 

Mr. John Theilacker reviewed Table 2-1 in detail and addressed creating a Transit-Oriented 

Development (TOD) zoning overlay in the vicinity of the train station and industrial area. 

 

Mr. Christopher Bashore verified that an overlay district was not created.   

 

Ms. Cathy Raymond, Esq. commented on targeted development and how the public will not be pleased 

to hear about transit-oriented development. 

 

Mr. Joe Bones recalls that several Council members lost their council seat, when running for Re-

Election, due to the transit-oriented development study.  There was a fear that the North side of the 

Borough would be altered. 

Dr. Amy Finkbiner is in agreement with what Ms. Cathy Raymond, Esq. expressed on this matter.  

Additionally, she expressed there are 34 pages to this document and the importance to prioritize.   

Chairman Chris Mongeau directed Mr. John Theilacker to review high level priority items in Table 2-1 

given the size of the document.  

 

Mr. Christopher Bashore, given his knowledge of these items, reviewed item 6.15.  He confirmed that 

the Borough did complete a study in December 2013 of which is available on the Malvern Borough 

Website.   

 

Dr. Amy Finkbiner asked about page 2-11.  Mr. Christopher Bashore responded that these items were 

skipped due to not being completed. 

 

Dr. Amy Finkbiner addressed the item 6.7 is an on-going item with outreach happening often to 

landlords.  Mr. Christopher Bashore was in agreement. 

 

Chairman Chris Mongeau asked Mr. Christopher Bashore to go through each page and asked if page  

2-14 was reviewed.  Mr. Christopher Bashore verified that there was regulatory support and businesses 

redeveloped on East King Street, Eastside Flats redevelopment project occurred, and King Street 

corridor has been developed in general. 
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Mr. Christopher Bashore addressed page 2-12 regarding green building standards.  Mr. Danny Fruchter 

asked if the discussion is currently reviewing the items that have been completed.  Mr. Christopher 

Bashore confirmed such.   

 

Mr. Christopher Bashore addressed page 2-16, item 7.20 regarding direct job seeking residents in PA.  

All of this information can be located on the Borough Website and through the Library through Career 

Link.    

 

Mr. Christopher Bashore addressed page 2-18 regarding the historic ordinance and demolition of historic 

resources.  He confirmed that a Historic Ordinance adopted in 2015. 

 

Mr. Christopher Bashore addressed item 8.17 regarding consider becoming a DVRPC Classic Town 

community.  He confirmed that this process was completed and the program is defunct.   

 

Ms. Cathy Raymond, Esq. commented on item 8.11 agreeing with Mr. Christopher Bashore’s comments 

on the historical ordinance as it stands as of now. 

 

Mr. Christopher Bashore addressed page 2-21, item 9.5 confirming that Borough adopted an official 

map which is subject to get updated regularly.   

 

Mr. Christopher Bashore addressed item page 2-23, item 9.25 confirming this has been completed. 

 

Mr. Christopher Bashore addressed page 2-24, item 9.30 confirming this has been completed.  The 

parking permit program was updated in 2016.   

 

Dr. Amy Finkbiner asked about traffic improvements on page 2-22, item 9.14 regarding East King Street 

improvements.  Mr. Christopher Bashore confirmed that this is been completed including road & traffic 

improvements to Monument Ave in 2017, Roberts & Warren Avenues traffic studies, and the North 

Warren Avenue project regarding the sidewalk extension for the Train Station.  He clarified that traffic 

improvements are an on-going matter.   

 

Ms. Cathy Raymond, Esq. commented that King & Warren improvements are covered under item 9.16 

which have been completed.  She further commented that addressing traffic issues related to 

redevelopment need to be counted as an on-going process.    

 

Mr. Christopher Bashore addressed item page 2-31 regarding the official map addressing recreational 

amenities.  He confirmed that the Borough has an official map of all recreational activities.   

 

Ms. Cathy Raymond, Esq. commented that there is duplication throughout the document.   

 

Chairman Mongeau directed Mr. Christopher Bashore to go through any remaining action items that 

have been completed regardless of the priority rating. 

 

Dr. Amy Finkbiner asked about Act 167 regarding items 10.16 and 12.8 being completed.  Mr. 

Christopher Bashore confirmed that the Crum Creek Plan has been adopted, the Borough has received 

comments regarding the pollution plan, and stormwater related ordinances were last updated in 2016.   

 

Mr. Christopher Bashore confirmed that page 2-10 references the official map regarding the Malvern 

Retreat Property but is a matter that is continually on-going. 
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Mr. Christopher Bashore addressed page 2-13 regarding sidewalk extensions along residential streets 

which is addressed through the Subdivision and Land Development Ordinance.  Also, fee in lieu may be 

granted, however this matter is on-going depending on what SALDO applications are received. 

 

Mr. Christopher Bashore addressed page 2-15 regarding Classic Towns confirming that this program no 

longer exists.   

 

Mr. Christopher Bashore addressed item page 2-16 regarding actively pursuing food related businesses.  

Malvern Borough's active farmers' market completes this item.   

 

Ms. Julie Raynor asked if the Kimberton Whole Foods in Willistown Township counts towards 

satisfying this item.  Mr. Christopher Bashore replied this is a grey area due to Wholefoods being 

located close to the border of Malvern, however not specifically located in Malvern Borough. 

 

Mr. Christopher Bashore addressed page 2-17 regarding the active support and on-going promotion of the 

Paoli Battlefield.  He confirmed that this occurred from a completed survey in 2016 and an annual 

contribution.   

 

Mr. Christopher Bashore addressed page 2-21 regarding seeking funding for transportation projects 

including traffic calming measures.  A multi-model traffic study was completed through McMahon in 

2018 and many of those items have been implemented.  The public safety committee continually reviews 

these matters.   

 

Mr. Christopher Bashore addressed page 2-22 regarding road improvements which studies were conducted 

and improvements made accordingly.   

 

Dr. Amy Finkbiner asked about item 9.10 regarding conducting a survey of train riders.  Mr. Christopher 

Bashore confirmed this was completed through the Multi-Modal study.   

 

Ms. Cathy Raymond, Esq. commented that item 12.36 regarding the Environmental Advisory Council has 

been completed.  Additionally, item 12.6 is an on-going item regarding the stream-bank erosion.  Mr. 

Christopher Bashore confirmed that the Borough works with DEP to address this matter and that no 

restoration has been completed to date. 

 

Mr. Christopher Bashore addressed item 11.11 regarding neighboring communities on multi-use trails to 

link residential areas.  He addressed that this item has been planned for and is an on-going process. 

 

Mr. Christopher Bashore addressed item 11.31 regarding a master plan with Willistown Township for 

Paoli Battlefield and Randolph Woods Greenways was completed in 2013 with an adopted plan.  They 

study is located on the Borough’s website. 

 

4. OTHER ITEMS 

 

Mr. John Theilacker addressed that there are too many recommendations currently to manage.  The revised 

version would be fewer, more manageable, and specific action items. 

 

Ms. Meredith Mayer Braine addressed this is an on-going process to understand the lay of the land from 

a technical standpoint to be able to better design specific standards and actions items.  She gave examples 

of current plans done this year versus eight (8) years ago. 
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The next meeting is December 16, 2020 at 7:30PM via Zoom Conference. 

 

5. PUBLIC COMMENT 

 

Mr. Danny Fruchter asked for the agenda in advance and a preview of what will be discussing next 

meeting.   

 

Ms. Meredith Mayer Braine directed him to the outline that has been provided to the Comprehensive   

Task Force. 

 

Mr. John Theilacker further explained that the purpose of the meeting is to educate the Task Force.   

 

Mr. Danny Fruchter commented on the landscapes presentation made by the County and asked if  

someone could come and give a presentation to the Task Force to address Main Streets.  

 

Ms. Meredith Mayer Braine replied that she would look into this matter and may not be able to fit into  

the meeting schedule. 

 

Ms. Cathy Raymond, Esq. asked what the goal of this review is.   Mr. John Theilacker explained that 

the goal is not to summarize but to target the pertinent objectives.   

 

6. ADJOURNMENT 

  

Chairman Mr. Chris Mongeau adjourned the meeting at 9:05 PM. 

 

Respectfully submitted by, 

 

 

Tiffany M. Loomis 

Assistant Borough Manager & Zoning Officer 



MALVERN BOROUGH DEMOGRAPHICS

Sarah Sharp

Assistant Planner

November 18, 2020



Demographic Sources 

• ESRI Community Analyst 

• US Census and American Community Survey 

• DVRPC Population Projections 

• Chester County Housing Reports

• Great Valley School District Enrollment Statistics 



POPULATION 



CHESTER COUNTY



Population 

Density 

Malvern 

Chester County

• As an urban core, 

Malvern Borough’s 

characteristics are 

much different than 

the surrounding 

townships. 

Borough Density

West Chester 10,836.7

Phoenixville 5,316

Kennett Square 6,151.3



Age and Gender

Female

52% 
Male

48% Malvern

2020 Age and Gender data (ESRI) 



Population Diversity

2020 Population Diversity data (ESRI) 



Educational Attainment and Enrollment

CHESTER COUNTY

Projected 

Enrollment 



HOUSING



Housing

2020 Housing Statistic data (ESRI), Median Rent 2018 ACS 

• Smaller 
household size 
than Chester 
County 

• The median 
home value and 
rent is higher 
than Chester 
County

CHESTER COUNTYCHESTER COUNTY



Housing Affordability 2020 Housing Affordability data (ESRI) 



Housing Unit Characteristics 

CHESTER COUNTY



Housing Stock Diversity

• Malvern Borough has a very diverse 

housing stock.

• Even distribution of single family 

detach, single family attached and 

multifamily dwellings.  

***Total includes 28 Boat, RV, van, etc. which are not 

present in any other municipality listed in the table.

HOUSING UNITS

2018 American Community Survey (ACS) data 



Age of Housing 

Stock

1973



INCOME AND EMPLOYMENT



Income 

CHESTER COUNTY

• Median household 

income is lower 

than Chester 

County. 

• Per capita income is 

about the same 

similar to Chester 

County

• 6.6% of households 

are considered 

below the poverty 

line, consistent with 

Chester County’s 

6.2%. 



Employment by Industry

Pre COVID

3%

CHESTER COUNTY 3.2%



Key Findings

• The population in the 

borough is not expected to 

grow significantly

• The largest age groups are 

people between 35-39 and 

people 55-60

• Highly educated citizenry

• Housing is slightly more 

affordable than Chester 

County as a whole

• Malvern has a diverse 

housing stock. 

• There is an even ratio of 

homeowners to renters

• The “new economy”, 

especially health and 

education services, 

dominates employment

• Median home value in 

Malvern is higher than 

median home value in 

Chester County 

consistently 
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