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Board of Supervisors 
 
 

Kevin R. Kuhn, Chairman   -   Michael J. Rodgers, Vice Chairman 
Paul J. Hogan  -   Charles A. Philips   -   Hugh D. Willig 

 
Charlestown Township Open Space Report 

 
 
Aggressive Preservation Program a Great Success 
 

In 1999, the Board of Supervisors decided that in order to preserve the bucolic character of Charlestown, 
we needed to aggressively encourage land preservation and offer landowners viable alternatives to selling 
their properties to developers.  In 2000, with the threat of the Pennsylvania Turnpike Slip Ramp forever 
altering our landscape, the Board of Supervisors created the Open Space Commission to help educate 
residents on the value of open space preservation.  In addition, Township subdivision ordinances were 
also revised to encourage and mandate smart development when it did occur.  As of this writing, 
approximately 21% of Charlestown Township consists of protected open space in the form of Parks, the 
Township Owned Brightside Farm on Yellow Springs Road and privately owned farms that have been 
permanently preserved through personal donations of easements and Township purchases of easements 
and development rights. 
 
Benefits to All Residents 
 

What does this mean to our residents? It means the qualities many of us value, such as the beautiful view-
sheds, prime farmland, parks, and environmentally sensitive areas will be forever protected against 
development.  Through our recent preservation efforts, we have prevented 332 homes from being built in 
the township.  The average single family home in Charlestown generates 2.3 children, and with the annual 
cost to educate those children in Great Valley School District being $17,597, this equates to a school tax 
savings of $13,437,069 annually!  While the school costs are also shared by the other municipalities that 
utilize the Great Valley School District, this will no doubt be a substantial savings for Charlestown’s 
taxpayers.  Township generated traffic has also been reduced since those 332 homes will not be 
generating 664 new cars on our roads.  Local government has also remained small as we’ve successfully 
reigned in development.  Growth will still occur, and Township Planners and Supervisors have worked 
for over five years to encourage that growth in the Devault area where there is easy access to major roads 
as well as public water and sewer - smart growth.  Other benefits are new parks and walking trails, 
significant reduction of groundwater use and protection of our high quality streams.  Last but not least is 
the permanent protection of the wonderful view-sheds we all enjoy. 
 

o Municipal services required by Open Space costs approximately $0.03 per tax dollar collected. 
o Municipal services required by residential development costs approximately $1.15 per tax dollar 

collected. 
o Fewer developable acres INCREASES property values as supply is less and demand is more. 
 
Over 820 Acres Preserved Since EIT Established 
 

Through landowner donations, as well as the Township purchases of easements and development rights, 
over 820 acres have been saved since 2003.  All projects have had at least a 10% donation of land value 
by the landowner.  In some cases the landowners donated the entire value of their easement.  The total  
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value donated by your neighbors was in excess of $10,165,500.  Additionally Charlestown was awarded 
over $2,000,000 in State and County matching grants that would not have been possible without the EIT. 
 
Earned Income Tax Leveraged Through Bond Issuance 
 

In 2003 the Board of Supervisors instituted the ½% Earned Income Tax (EIT), a tax many of our residents 
were already paying to other municipalities where they worked.  The EIT generated $900,000 to 
$1,000,000 annually and in 2005, the Board borrowed $9,000,000 via municipal bonds to finance the land 
preservation program.  The current EIT is used to service this debt.   
 
2007 A Banner Year with over 287 Acres Preserved! 
 

This past year was an especially successful year with over 287 acres permanently preserved both through 
landowner donation and Township funds as well as County/State matching grants. 
 
We’re Not Done Yet 
 

All of us together have achieved a remarkable success in Charlestown.  We are a showcase for how to 
contain sprawl however we cannot let up on our efforts.  The Slip Ramp begins construction this fall, and 
with it will come tremendous pressures to develop around the interchange as is seen everywhere the 
Turnpike goes. While the Township is working to control what happens in the immediate Devault area, 
there is still significant open space that is endangered if we aren’t prepared to act. 
 

On the April 22, 2008 primary ballot there will be a question asking for your support to add an additional 
½% to the Earned Income Tax (EIT) to be used only for the preservation of Open Space.  Voting yes to 
this referendum will ensure that the Township is equipped financially to continue our preservation efforts.  
We have to be proactive in order to complete our goals. ALL registered voters can vote on this question 
including anyone registered as an independent. Once the land is developed it is gone forever! 
 

Our Biggest Opportunity Yet! 
 

Charlestown Township has been working with the Thompson Family on a joint preservation program 
with Schuylkill Township.  This tract, better known as the Pickering Valley Golf Course consists of over 
374 acres of rolling hills, woods and spectacular view-sheds.  The Thompson Family has owned this 
property since the late 1940’s and has worked very hard to preserve the land in its natural state.  For many 
of those years, the family ran a dairy operation better known as Maplecroft Dairy.  With increased 
pressure on family farms in our area the Thompsons converted a good portion of the land to a golf course 
in the early 1980’s. 
 
In September of 2006 the Board reviewed a proposed plan for a total of 150 homes on the property and 
subsequent to this review, discussions with the family began.  The townships and family are working 
together to determine the best way to help the family unlock the financial benefit from this asset while 
balancing the desire to preserve the land and minimize the negative impact that 150 new homes would 
have on services, including school taxes.   
 
The increase in the Earned Income Tax is critical to providing the necessary funding needed to preserve 
this property and reduce the number of homes from 150 to just 23.   The Thompsons are to be 
commended for their long term stewardship in the preservation of their property.  This incredible 
opportunity would be simply impossible without the hard work and commitment to the land the family 
has demonstrated for these last 60 plus years. 
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FREQUENTLY ASKED QUESTIONS 

 
What is “open space”? 
 

Charlestown has adopted the Chester County plan for “protected” Open Space which is land subject to a 
“conservation easement.”  A Conservation Easement is a permanent restriction that is recorded with the 
property deed in the Courthouse and binds all future owners.   
 
Why a tax for open space? Can’t we use the taxes we already collect? 
 

The average Charlestown Township property tax is under $300 annually per household and totaled 
$410,000 in revenue for 2007.  Charlestown’s real estate tax is the 3rd lowest out of 83 municipalities in 
Chester County.  The current ½% Earned Income Tax (EIT) that 60% of our residents were already 
paying to other municipalities generated $1,000,000 in 2007.  These funds are obligated to pay off the 
debt on $9,000,000 borrowed for preservation.  This debt will be retired in the next 18 years (or sooner).  
That money was used to permanently protect over 830 acres.  The additional ½% tax will enable us to 
preserve an additional 750 to 1,000 acres which represents approximately 80% of  all remaining large 
land parcels in the township. 
 
Don’t the tax revenues received from new homes pay for the services they receive? 
 

Unfortunately no, in Pennsylvania and elsewhere, studies consistently demonstrate that new single family 
homes demand more in services than the added taxes they pay1.  Currently it costs $17,597 for each child, 
each year in the GVSD.  Local taxpayers cover 84.6% or $14,887 for every child, every year.2   
Please see the footnotes at the bottom of this page. 
 
How will the money be spent? 
 

To protect farms, habitat, riparian areas, woodland, land suitable for recreation and scenic areas.  
Payments extinguish development rights and impose permanent restrictions against future development.  
our money is also leveraged to obtain grants from the state & county.  To date over $2,000,000 has been 
awarded to the Township.   
 
How long will I pay the additional tax? 
 
The amount of land in Charlestown is finite.  Once preservation goals are met and the debt is retired the 
tax will be eliminated.   Voting YES to the referendum will legally bind current and future Boards of 
Supervisors to only use these funds only for preservation and not for expanding other township programs.  
                                                 
1 A Penn State study of 11 Pennsylvania townships demonstrated the fiscal loss from new homes. Two 
Bucks County municipalities comparable in demographics & home values to Charlestown were included 
in the study.  Bedminster Twp. found that each new home cost $1.12 in services for every $1.00 in added 
tax revenue.  ÒOpen landÓ required 6 cents in services for each tax dollar. In Buckingham Twp. $1.04 in 
services against $1.00 in taxes paid and open land cost 16 cents to each $1.00 paid. See: Kelsey, 
Timothy W., Calculating a Cost of Community Services Ratio for Your Pennsylvania Community, PSU 
Press, College of Ag. Sciences Coop. Extension (1998) or: 
www.pubs.cas.psu.edu/FreePubs/pdfs/ua327.pdf   
 
A study by the Brandywine Conservancy found that the costs for London Grove Township in Chester 
County were $1.19 in services for every $1.00 collected for residential development compared to $.03 of 
every $1.00 for farmland. See Brandywine Conservancy, Chadds Ford, PA Conservation Opportunities 
for Corridor Preservation and Community Development January, 2004. 
 
2  See the GVSD web site: www.gvsd.org/index.pl?id=2432 
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Why don’t we just force new development to have large lots, say 25 or 50 acres?  
 

Attempts to create open space through “large lot” zoning, i.e. more than 2 acres, have been consistently 
invalidated by the Pennsylvania Supreme Court as illegal and confiscatory.  Banning or imposing 
dramatic, uncompensated limits on a landowner’s right to develop this asset is unfair and unconstitutional.   
 

Charlestown’s ordinances cannot accomplish preservation alone because they work only on new 
development.  Our “cluster ordinance” preserves 40% of the total development as protected open space.  
Unfortunately, that still nets the same number of homes with the same negative fiscal impact.   
 
I live in a town home: what’s in this for me? 
 

You realize lower school taxes, lower traffic from local residents, higher real estate resale values and 
areas of public access to beautiful, permanently protected land.  Charlestown has strategically preserved 
the largest tracts of land near our three multi-family developments.  Brightside Farm is down the street 
from Charlestown Oaks and features trails and community gardens.  270 acres in and around the 
Charlestown Village near the Woolen Mill and the Charlestown Cooperative Farm is near Charlestown 
Hunt and the 100 acre Hillsover Farm across the street from Charlestown Meadows was preserved this 
year and will include walking and equestrian trails. 
 
If the referendum passes, can the Board of Supervisors later raise the rate without voter input? 
 

Not without placing it at risk for the School District to take, so the Supervisors would not do this. 
 
Why should my tax dollars go to large landowners? 
 

Charlestown residents have long been the benefactors of the many large farms that make up our 
Township.  These were either working farms that supported families in the community or were purchased 
decades ago and passed down in families.  It truly has been at the expense of these large landowners that 
the rest of us have maintained as much of our rural character as we presently have. 
 

Unfortunately, the development pressures continue to grow, and as farms transfer from one generation to 
another, the Federal Government levies estate taxes at the 50% level.  Owners are being forced to sell off 
land just to pay taxes.  Despite what you may read in glossy sales brochures, developers don’t care about 
preserving the rural character of Charlestown - they’d just as soon pave it over. 
 

Lastly, let us not forget that in the over 830 acres preserved the landowners gave up $10,165,500 of land 
value in the form of donations.  This is why on average the township was able to preserve this ground for 
around $20,000 per acre using Earned Income Tax dollars.  This program would not be the success that it 
is without the generous landowner contributions.   
 
If you have any additional questions, please call our Director of Open Space, Aliena Gerhard or any 
Township Supervisor.   
 
 Aliena Gerhard 610-636-7292 agerhard@charlestown.pa.us  
 
Supervisors Kevin R. Kuhn 610-917-9960   kevin@progsolution.com  
 Charlie Philips   610-933-4154 captwp@verizon.net  
 Hugh Willig 610-933-6220 hwillig@clwrg.com  
 Mike Rodgers 610-827-7817 Illesor@verizon.net 
 Paul Hogan 610-647-0738 Pauljhogan@aol.com 
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What Others Are Saying About Our Township: 
 
“Charlestown Township and its Supervisors serve as a model in terms of open-space preservation.  One must give credit to the 
township, its leaders and its residents for doing so much to help preserve Charlestown’s natural resources and rural character.” 
   

       Andy Dinniman, State Senator 19th District 
 
“Charlestown has established itself as leader in the open space movement, and the natural beauty of the township reflects 
the impressive results that can be achieved when a community makes open space preservation a top priority."   
        

       Duane Milne, State Representative 167th District 
 

 
"I believe preserving open space and farm land is important to our district, The Commonwealth of Pennsylvania and the nation as a 
whole.  We all have a responsibility to act as stewards of the environment.  It is not only something to be respected, but to be protected 
so that future generations can enjoy its beauties and resources." 
 

Jim Gerlach, US Congressman  6th District 
 
"In representing Chester County and the entire Commonwealth on the U.S. Senate Agriculture Committee, I know the importance of 
conserving open space and preserving family farms across Pennsylvania, especially in the dynamic communities of the Delaware 
Valley.  Communities like Charlestown Township are striving to strike the right balance between preservation and growth." 
 

Bob Casey, US Senator 
 
“Charlestown has been a partner in the preservation of open space in Chester County.  The Township’s support of conservation, 
through the matching of grant dollars from the County, means that even more green spaces and scenic landscapes remain preserved 
for residents’ enjoyment.” 
 

Carol Aichele, Terence Farrell & Kathi Cozzone, Chester County Commissioners 
 

 
Charlestown Township 
P.O. Box 507 
Devault, PA  19432 
 
ADDRESS SERVICE REQUESTED 


