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Memorandum 
To: West Vincent Township Board of Supervisors 

From:  Erik Hetzel, AICP/PP, LEED AP 

Date: November 4, 2025 

Re: Fiscal Impact Analysis – Bennett Property Residential Development 
 
 
 Toll Mid-Atlantic LP Company, Inc. is proposing a 49-unit residential 
development consisting of 47 new single-family detached units alongside two existing 
residences in West Vincent Township, Chester County, PA.  This memorandum describes 
the anticipated future annual fiscal impacts related to the 47 new units in the proposed 
development. 
 

Fiscal impacts presented in this analysis were estimated using a methodology 
developed by the Rutgers University Center for Urban Policy Research, as originally 
described in The New Practitioner’s Guide to Fiscal Analysis1 and further developed in a 
later publication by the same authors entitled Development Impact Assessment 
Handbook2.  As shown in the following table, it is projected that the development will 
result in significant net-positive annual fiscal impacts to both West Vincent Township 
and the Owen J. Roberts School District.  A more detailed summary of fiscal impacts is 
presented in a table on the last page of this memorandum. 
 

 
 

1 Burchell, Robert W., David Listokin, et al. The New Practitioner’s Guide to Fiscal Impact Analysis, New 
Brunswick, NJ: Rutgers, The State University of New Jersey, 1985. 
2 Burchell, Robert W., David Listokin, et al. Development Impact Assessment Handbook. Washington, D.C.: 
ULI-the Urban Land Institute, 1994. 

Annual 
Revenues

Annual 
Expenses

Net Fiscal 
Impact

West Vincent Township $186,586 ($53,271) $133,315

Owen J. Roberts School District $1,104,779 ($723,724) $381,055

TOTAL $1,291,366 ($776,996) $514,370
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Proposed Development Plan 
 
 This analysis assumes that the proposed development will be comprised of 47 
new single-family detached for-sale residential units with an estimated average market 
value of $1.79 million per unit.   The community will contain a mix of 4- and 5-bedroom 
units. 
 
Revenue Impacts 
 

Real Estate Property Tax - At full build-out, the development will have a total 
market value of approximately $84,130,000, which translates to an assessed value of 
approximately $26,792,994.  This assessment calculation is based on the current (2025-
2026) Chester County common-level ratio of 3.14, which estimates assessed value at 
approximately 31.84% of market value.  West Vincent Township’s current real estate tax 
rate is 2.09 mills and the Owen J. Roberts School District’s current real estate tax rate is 
36.3599 mills.  The development will generate significant ongoing real estate tax 
revenue to both local taxing authorities, with an estimated $55,957 going to the 
Township and $974,191 going to the School District annually. 

 
Earned Income Tax – West Vincent Township and the Owen J. Roberts School 

District each levy Earned Income Tax (EIT) at the rate of 0.5% on wages earned by 
Township residents.  It is estimated that each taxing authority will receive approximately 
$109,556 in EIT revenues annually from the proposed development. 

 
The Earned Income Tax (EIT) revenue calculation assumes annual household 

income of $466,197 per units, based on a housing cost affordability ratio of 28%.  These 
estimates assume 25% down payment, 30-year term mortgage at 6.00% interest, and  
monthly taxes, insurance, and HOA fees estimated at $2,829 per unit. 

 
 
Real Estate Transfer Tax – Both the Township and School District levy the Real 

Estate Transfer Tax at the rate of 0.5% of sale price. This analysis anticipates an average 
of approximately 5% of the units will transfer ownership (be sold) in any given year.  
Assuming the homes are sold at the current estimated market value of $1.79 million per 
unit, this results in annual Transfer Tax Revenues totaling $21,033 to each the Township 
and School District.  
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In addition to the annual Transfer Tax revenues estimated here, it is also 
important to note that the Township and School District will also receive Transfer Tax 
revenues from the initial sales of every residential unit from the builder to the first 
homeowners under both scenarios.  With a total market value of $84,130,000 in 2025, 
this results in an estimated $420,650 in initial-sales transfer taxes to each taxing 
authority ($84,130,000 market value x 0.5% transfer tax rate = $420,650). 

 
Population Impacts 
 

It is projected that 168 people will reside in the proposed development, 
including 48 school-aged children.  These population estimates are based on 
demographic multipliers published by the Rutgers University Center for Urban Policy 
Research (2025)3. This source uses information from the U.S. Census to derive 
population multipliers specific to the Commonwealth of Pennsylvania, categorized by 
household structure type (i.e., single-family detached versus single-family attached, 
apartments, etc.), and by the number of bedrooms per household. 
 
Cost Analysis 
 

Annual Township and School District expenditures attributable to the proposed 
development were projected using the Per Capita Multiplier Method described in the 
Development Impact Assessment Handbook.  In calculating the per capita expenditure 
value for the Township, the methodology uses information from the current (2025) 
Township budget and accounts for the fact that costs are divided differently among 
serving both residential and non-residential portions of the Township, based on the 
actual mix of land uses obtained from the County Board of Assessment.  Overall, it is 
estimated that the proposed development will result in Township costs totaling 
approximately $53,271, which would be offset by revenues from taxes and other 
sources of $186,586 by approximately $133,315 annually. 

 
A similar per capita cost calculation is used for the Owen J. Roberts School 

District.  Based on current (2025) enrollment and budget information obtained from the 
School District, the estimated annual cost-per-student for Owen J. Roberts School 
District used in this analysis is approximately $20,018.  As mentioned previously, 

 
3 Voicu, Alexandru and David Listokin Who Lives in America’s Housing? Fifty State Demographic Multipliers 
Pennsylvania). New Brunswick, New Jersey: Center for Urban Policy Research, Edward J. Bloustein School 
of Planning and Public Policy - Rutgers, the State University of New Jersey (2025). 
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approximately 48 school-aged children are projected to reside in the development; 
however, it is likely that not all will attend public schools.  According the U.S. Census 
Bureau American Community Survey 5-Year Estimates (2023), approximately 74.9% of 
school-enrolled population residing in the Owen J. Roberts School District are enrolled in 
grades K through 12 in the public schools.  In the proposed development, this would 
equate to 36 of the total 48 school-aged children, resulting in annual costs to the School 
District totaling $723,724, which would be offset by revenues of $1,104,779 for a net 
positive fiscal impact of $381,055 annually. 
 
Conclusions and Summary 
 

In conclusion, It is projected that the proposed development will result in 
significant beneficial, net-positive annual fiscal impacts to both West Vincent Township 
and the Owen J. Roberts School District.  
 

The table on the next page summarizes the fiscal and population impacts to the 
Township and School District. 



 
Fiscal Impact Summary 

 
 

 

Single-Family 
Detached Homes

Residential Units 47
Anticipated Value per Unit $1,790,000
Market Value of Proposed Development $84,130,000
Assessed Value (approx. 31.84% of market value) $26,792,994
New Residential Population 168
New School-Aged Children 48
School-Aged Children Attending Public Schools (74.9%) 36
New Employees 0
West Vincent Township

Real Estate Tax Revenue (2.09 mills) 55,997$                    
Earned Income Tax Revenue (0.5%) 109,556$                  
Real Estate Transfer Tax (0.5%) 21,033$                    
Total Township Revenues 186,586$                  
Total Township Expenditures (53,271)$                   
Net Township Fiscal Impact 133,315$                  

Owen J. Roberts School District
Real Estate Tax Revenue (36.3599 mills) 974,191$                  
Intergovernmental Revenue -$                              
Earned Income Tax Revenue (0.5%) 109,556$                  
Real Estate Transfer Tax (0.5%) 21,033$                    
Local Services Tax ($10 per resident worker) -$                              
Total School District Revenues 1,104,779$               
Total School District Expenditures (723,724)$                 
Net School District Fiscal Impact 381,055$                  

Total Development-Generated Revenues
(Township + School District)

1,291,366$               

Total Development-Generated Expenditures
(Township + School District)

(776,996)$                 

Total Net Annual Fiscal Impact 514,370$                  



 
Erik W. Hetzel, AICP/PP, LEED AP 
 
 

 
Education 

1993: B.A. Geography and Planning, 
West Chester University 

2000: Master of Regional Planning, 
University of Pennsylvania 

 

Professional Certifications 

American Institute of Certified Planners 

Professional Planner, State of New 
Jersey (License No. 33LI00621700) 

 

Professional Affiliations 

American Planning Association 

Pennsylvania Planning Association

 

Mr. Hetzel provides professional consulting services to public 
and private sector clients seeking a wide range of land planning 
expertise.  He has a diverse background in geography, land planning, 
community/fiscal/environmental impact analysis, technical 
management, project management, and in the application of 
geospatial technologies to planning and engineering projects.  He 
has been qualified as an expert to testify before numerous municipal 
zoning, planning, and elected boards and commissions; prepared 
community fiscal and environmental impact analyses; coordinated 
the development and adoption of local and multi-municipal 
comprehensive plans; applied land planning and fiscal analysis 
expertise to complex tax appeal assessment cases; testified on behalf 
of validity challenges and curative amendments; analyzed and 
drafted zoning ordinances; negotiated and drafted conservation 
easements; and managed the preparation of site designs and site 
plans.  He maintains a high proficiency using Geographic 
Information Systems (GIS) for mapping projects and land planning 
analyses. 

 
Mr. Hetzel’s professional experience spans more than twenty-

five years working at principal and senior-level positions in private-
sector and non-profit organizations.  In 2014, Mr. Hetzel established 
EH Creative Services, a professional land planning consulting 
practice. Previously, he spent eleven years working at Glackin 
Thomas Panzak Inc., a privately-owned land planning and landscape 
architecture firm in Paoli, PA.  Before that, he held a position at 
Environmental Systems Research Institute (ESRI), where he used 
his extensive GIS and planning experience leading enterprise GIS 
solutions for county and local governments. Prior to his tenure at 
ESRI, Mr. Hetzel spent twelve years at Weston Solutions, Inc. as a 
Technical Manager, working on projects that ranged from planning 
and engineering consulting for municipal governments, to complex 
environmental analyses and assessments on large projects of regional 
scope. 

 
Mr. Hetzel resides in Paoli, Pennsylvania, and has served on 

numerous municipal boards and commissions.  He most recently 
served on the Open Space Review Board in Willistown Township.  
He is a past member of the East Whiteland Township Planning 
Commission, where he served as Chairman for three years.  In that 
role, he was the liaison between the Township Environmental 
Advisory Council and the township’s Planning Commission.  Mr. 
Hetzel has also served on the West Whiteland Township Planning 
Commission and spent two years as West Whiteland’s delegate to 
the West Chester Regional Planning Commission. 


