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There was a time when you could clearly 
tell that you’d left Philadelphia’s orbit. 
But as the suburbs continue to grow and 
push outward, those things that defi ned 
the edges of that orbit—the farms, the small 
roads, trees—have gone by the wayside.

Now we’re left to grapple with the bigger 
question—what does it mean to be from here? 
And what does “here” even mean? A look 
at the increasingly popular communities 
stretching the bounds of Greater Philadelphia. 
BY  S A N DY  S M I T H

REAL ESTATE 2023
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She and her husband got to see the 
change fi rsthand on a 2019 trip to Schuylkill 
County from Philadelphia. They’d ordinarily 
take the Northeast Extension, but because it 
was closed, her husband had to drive up 309 
instead. And he was astonished at what he 
saw along the highway.

“He said, ‘God, I can remember when 
this was just all cow fi elds, and now it’s lit-
tle McMansions,’” Mosher recalls.

The change may not appear so dra-
matic to those who live in this region, but 
over the past decade or so, it’s gotten to 
the point where when you drive up 309, it’s 
impossible to tell when you’ve left the Phil-

businesses, houses and loyalties in a way 
they didn’t before. The same processes  
that turned the Northeast Corridor into 
America’s fi rst megalopolis are also at work 
in Philadelphia itself, changing it into a 
metropolis that might be absorbing its 
neighbors.

 M uch as the universe has 
been expanding in the wake 
of the Big Bang, Philadel-
phia has been spreading 

ever since Thomas Holme laid out the 
original town for William Penn in 1682. 
And for just as long, says Mosher, cities 
have been staking claims on the country-
side beyond them as places where they can 
grow—and as places whose trade and pro-
duction they can capture.

In the 18th century, it was the need 
for agricultural products that drove met-
ropolitan expansion. William Penn, for 
instance, gave settlers in his town “liberty 
lands” outside its boundaries where they 
could establish farms. Those farmsteads 
eventually became Northern Liberties, one 
of Philadelphia’s fi rst suburbs.

Even then, nascent cities fl ung ten-
tacles far into the wilderness to capture 
more goods. “Cities like Philadelphia, New 
York, Boston and Baltimore all raced to 
control the fl ow of resources from these 
outlying areas into their city through the 
construction of canals, railroad lines and 
highways, and then by establishing corre-
sponding banking, communications and 
manufacturing networks that, again, all 
fl owed back to their city,” says Mosher.

This set up competition between cities 
as far back as the 18th century. Benjamin 
Franklin famously remarked that New Jer-
sey was “a keg tapped at both ends” by the 
cities just over its borders—New York in the 
north and Philadelphia in the south. But as 
some cities grew bigger than others, their 
metropolitan expansion eventually swal-
lowed up smaller nearby centers. Newark 
is a satellite of New York because it was so 
close to Manhattan, and Wilmington has 
become one of Philadelphia because of their 
proximity and transportation links.

Today, what drives metropolitan expan-
sion and rivalry isn’t the desire for the 
bounty of the hinterlands, but rather busi-
ness and population growth. In the begin-
ning, the growth of a city’s economy led 
more people to move there, and some of 
them took up residence outside its bor-
ders. Trains, and later streetcars, took 

To get from Philadelphia to 
Allentown, you have two highways 
to choose from: the Pennsylvania 
Turnpike Northeast Extension 
or Route 309.  ¶  Anne Mosher is 
familiar with both. She’s an associate 
professor of geography and the 
environment at Syracuse University, 
and even though she lives in New 
York, she has close ties to this area: 
Her late husband grew up in Philly’s 
northern suburbs, in Hatfi eld and 
Lansdale. She has devoted her career 
to urban historical geography—how 
cities and their environs have evolved 
and competed for infl uence and 
resources over time. So she’s keenly 
interested in how the relationship 
between the Delaware and Lehigh 
valleys has changed over the years.

adelphia orbit and entered Allentown’s. 
And that’s not the only change. Philadel-
phia’s urban fringe has been steadily grow-
ing toward Reading and Lancaster over the 
past 20 years or so. In that time span, the 
buffer between our suburbs and those of 
Wilmington has been completely erased. 
And it’s no secret that the New York and 
Philadelphia regions now meet and over-
lap along the Delaware River, not only in 
the Trenton area but increasingly in parts 
of Bucks County, too.

What were once distinct and separate 
cities and regions have grown into one 
another, and they now compete for land, 
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Riegelsville

Coopersburg

Boyertown

Pottstown

Elverson

Sadsburyville
Christiana

Oxford

Quakertown

SPHERES OF
INFLUENCE
What’s a Philly suburb and 
what’s part of the Allentown, 
Reading, Wilmington or 
Lancaster regions? The lines 
continue to blur.
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those folks to their jobs in the city, and 
thus suburbia as we now know it was born. 
In more recent times, the rise of “edge cit-
ies” like King of Prussia has led to further 
expansion as those places develop com-
muter sheds (think watershed, but for 
workers) of their own. (For instance, it’s 
just as easy for someone who works in, say, 
Exton to live in Adamstown in Lancaster 
County as to live in West Philly.)

Much of what drives this expan-
sion, says Mosher, is business econom-
ics. Companies tend to locate back-offi ce 
operations, data centers, and distribution 
facilities, for instance, in places where 
land costs less. In the case of distribu-
tion centers, access to interstate highways 
is also crucial. Those factors, along with 
the rise of e-commerce, explain why the 
Lehigh Valley is now studded with distri-
bution and logistics operations. And the 
pandemic-driven shift to working from 
home has untethered many offi ce workers 
and other professionals from the need to 
live close to their worksites. 

But even before the rise of telecom-
muting, metropolitan expansion was 
redrawing regional boundaries. Jason 
Duckworth, president of Arcadia Land 
Company, noticed that as he worked on 
developments in lower and central 
Bucks County in the 1990s.

“Back in the 1990s, the greater Prince-
ton job market began to encroach on Low-
er Makefi eld, Upper Makefi eld, Yardley, 
Newtown,” he says. Pre-COVID, he notes, 
“More people commuted to Central Jersey 
than to Philadelphia.

“Historically, [SEPTA] Regional Rail 
tied all these places together,” he contin-
ues. “These places were within the orbit 
of Philadelphia. But by the 1990s, the job 
growth was really coming up to their 
north. There were even people commuting 

BER KS C O U N T Y

Boyertown
SETTLED: 1720        POPULATION: 4,264

TYPICAL HOUSE VALUE*: $296,485, up 9 percent from a year ago

Named for the man who in 1828 built the inn that still stands 
at its central intersection, Boyertown was originally known as 
Colebrookdale, a name that survives on the tourist railroad 
(pictured below) that runs south to Pottstown from here. 

Places to go E Planes, trains and automobiles—Boyertown has 
them all. In addition to the railroad, the Boyertown Museum of 
Historic Vehicles has everything from Amish buggies to vintage 
cars, a restored diner, and a 1920s Sunoco gas station, while the 
General Carl Spaatz National USAAF Museum honors the legacy 
of the Boyertown native who became the fi rst chief of staff  of 
the U.S. Air Force. Eateries include vegan takeout Firefl y Cafe 
and Outpost, bourbon and meatball paradise Grind, and iconic 
neighborhood bar Iezzi’s on 3rd.

Getting there E BY CAR: US 422 to the PA 100 interchange, 
then north on PA 100. ON PUBLIC TRANSIT: SEPTA bus route 93 
from Norristown Transportation Center to Pottstown, then 
Pottstown Area Rapid Transit (PART) Orange Line to the 
Boyertown Shopping Center.

BORDER
ON THE

One municipality ’s 
concern with saving 
its rural character will 
likely translate into 
another becoming a 
locus of construction it 
may not have wanted.

As the suburbs grow, these communities have gone 
from far-fl ung to next-door—and are worth checking out.

*Typical house values determined using the Zillow Home Value Index.
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by train to New York City. And that’s why 
you have 9/11 memorials in lower Bucks 
County—because there were in fact people 
in lower Bucks who were in the Twin Tow-
ers that day.”

Peter Rotelle, CEO of Rotelle Develop-
ment Company, builds custom houses 
in one of those areas where Philadelphia 
is growing toward another city: Chester 
County, which borders Lancaster County. 
He likens the process to mushrooms.

“As each mushroom grows, they start to 
overlap and connect,” he says. “If you put a 
dime on top of Lancaster, Philadelphia and 
Allentown on a map and then, fi ve years 
later, you put a quarter around them and 
draw a circle around that and then another 
fi ve years goes by, you put a half-dollar on 
top of them, soon, those circles are going 
to overlap.”

Developers like Rotelle and the people 
who buy new homes from him are push-
ing those rings further outward. Those 
expanding, overlapping circles then pro-
duce changes, contrasts and sometimes 
confl icts of their own. One of the major 
points of confl ict comes over saving open 
space and preserving what remains of an 
area’s rural character. Kelly McGowan, a 
partner in the Doylestown offi ce of law 
fi rm Obermayer, Rebmann, Maxwell & 
Hippel LLP, says this has been a longtime 
concern in Bucks, stretching back to the 
1980s and even earlier.

“Then and now, Bucks County has 
had a focus on its rural character,” says 
McGowan. “And you see it in local ordi-
nances refl ecting that—agricultural 
preservation zoning districts and cluster 
development options that allow develop-
ers to build while maintaining signifi cant 
amounts of open space, for example.”

Such ordinances, however, have per-
haps unintended side effects: They push 
development further out and make what 
gets built more expensive.

“My dad, Joe Duckworth, built several 
thousand homes in the ’80s and ’90s in this 
area of lower Bucks County,” says Jason 

B U C KS C O U N T Y

Riegelsville
SETTLED: 1832        POPULATION: 847

TYPICAL HOUSE VALUE (18077): $435,285, up 7.2 percent from last year

The northernmost place in Bucks County and its New Jersey 
sibling across the Delaware are both named for Benjamin Riegel, 
a German who established several mills in the two towns in 
the 1830s. The Bucks community is closer to Easton than to 
Philadelphia and—as its 18077 ZIP code indicates—has long been 
more closely tied to the Lehigh Valley than to the Delaware Valley.

Places to go E Riegel also built the Riegelsville Inn, which has 
been serving fi ne American fare since opening in 1838. It has live 
music with no cover three nights a week, including a Monday 
open-mic night, and sits right next to the historic Roebling 
suspension bridge that spans the Delaware and connects the 
two Riegelsvilles.

Getting there E BY CAR: Get to Doylestown via the highway of 
your choice, then head up PA 611; Riegelsville is 22 miles to the 
north. ON PUBLIC TRANSIT: Forget it.

Quakertown
SETTLED: 1734, as Richland Township        POPULATION: 9,359
TYPICAL HOUSE VALUE: $374,416, up 9.9 percent from a year ago

Members of the Society of Friends settled around “The Great 
Swamp” in the early 18th century, and the settlement—named 
for its founders in 1801 and incorporated as a borough in 1855—
grew thanks to its location at the junction of roads leading to 
Allentown, Bethlehem, Newtown, Philadelphia and Pottstown. 
The roads have gotten wider, but the community remains a busy 
crossroads today.

Places to go E Route 309 runs up Quakertown’s west side and 
is chock-full of strip malls and roadside restaurants. Locals, 
however, hang out at several lively restaurants and bars in the 
town center, including the Proper Brewing Company, Two Rivers 
Taproom in the Trolley Barn Public Market, and McCoole’s at the 
Historic Red Lion Inn.

Getting there E BY CAR: PA 309 from the city (see above); a 
right turn at PA 313 puts you on Broad Street, headed toward 
the center of town. ON PUBLIC TRANSIT: The North Penn Railroad 
made Quakertown take off , and an interurban from 69th Street 
Terminal to Allentown once passed right through it. But you 
can’t get there on transit now.

E
From left: A pink 

beauty in tiny 
Riegelsville; the 

historic Benjamin 
Riegel House 

(background).
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Duckworth. His current project, a 60-unit 
development in Newtown Township called 
Mayfi eld, contains all the new homes cur-
rently being built in the highly regarded 
Council Rock School District. It took Arca-
dia eight years to hammer out details of 
the development, working with commu-
nity residents.

The result is a walkable community of 
60 homes clustered around a town green. 
Duckworth happens to prefer this more 
traditional style of development, so both 
he and the surrounding community are 
pleased with the fi nal product.

What doesn’t please him is how much 
more the homes cost than they did when 
his father was building in the area. “I 
remember my dad doing houses in the low 
$100,000 range,” he says. “And my project, 
when we started it, I thought the houses 
would sell for about $500,000. They’re sell-
ing for $1.1 million. On the one hand, it’s a 
great thing for me as a businessman. But 
as someone who has a concern about the 
region, it’s a travesty.”

Duckworth was happy with the outcome 
at Mayfi eld, but he says the residents were 
perhaps overly concerned with saving open 
space. “We were right next to a limited-
access highway, the Newtown Bypass. It was 
not a bucolic site. But development con-
cerns feed into opposition, and it just ends 
up taking a lot of time.” And time is money.

Duckworth’s experience serves to under-
score one of the points McGowan makes 
about real estate development: As former 
House Speaker Tip O’Neill said about poli-
tics, all development is local. There may be 
concerns that affect entire regions, such as 
housing affordability or saving the coun-
tryside, but when the time comes to put 
shovels in the ground, all that matters are 
the laws and conditions in the community 
where a developer wants to build.

“Land development tends to be a collab-
orative process,” McGowan says. Her fi rm 
specializes in working with developers on 
legal issues affecting their projects, so she 
has more than a little familiarity with the 
subject. “I think any of our clients should 
have an understanding of not only the 
region, but also the locality they’re going 
into and the needs and desires of that par-
ticular municipality.”

And those needs and desires can vary 
greatly, not only across a region but within 
a given part of it. “It’s diffi cult to general-
ize what issues are important to everyone,” 
McGowan notes. “You might fi nd a place 

C HES TER C O U N T Y

Sadsburyville
SETTLED: 1729        POPULATION: 4,125 (Sadsbury Township)

TYPICAL HOUSE VALUE (19320): $331,829, up 10.3 percent from a year ago

A crossroads on the Lancaster Turnpike—America’s fi rst smooth-
paved highway—Sadsburyville remains a bucolic crossroads 
even as development pops up all around it. Well, mostly: Arcadia 
Land Company has developed a neotraditional community called 
Sadsbury Park a short distance from its southwest corner.

Places to go E There’s really only one: Harry’s Hotdogs. Housed 
in an early 1800s tavern, this family-run eatery off ers much 
more than fancy hot dogs: It has a full restaurant and bar with 
an extensive menu of sandwiches, salads, burgers, and upscale 
entrées from all over. And you can walk to it from Sadsbury Park.

Getting there E BY CAR: US 30 west to the Chester County 
Airport exit. Turn left onto Airport Road, then right onto Lincoln 
Highway at its end; continue west on Lincoln Highway to Old 
Wilmington Road. BY PUBLIC TRANSIT: SEPTA bus route 135 from 
West Chester, Exton, Downingtown or Thorndale to Coatesville, 
then Chescobus Coatesville LINK to the Sadsburyville U.S. Post 
Offi  ce stop.

Oxford
SETTLED: 1754        POPULATION: 5,736 

TYPICAL HOUSE VALUE: $398,100, up 10.9 percent from last year

Chester County’s southwesternmost borough is close to two 
borders—the Lancaster County line and the Maryland state line. 
A historic crossroads since the 18th century, it sat on the main 
road route to Baltimore until I-95 opened in 1963. Even though 
it’s been bypassed, the community retains its bustling crossroads 
character.

Places to go E Just northeast of Oxford is the campus of Lincoln 
University, the second-oldest HBCU in the country and part of 
the top tier of Pennsylvania’s state higher-education hierarchy. 
The borough itself has plenty to hold your attention as well. 
Two historic inns sit at its central intersection: the Oxford Inn, in 
business since 1868, and the Octoraro Hotel and Tavern, which 
has been hosting travelers and serving up hearty fare since 1827.

Getting there E BY CAR: US 1 from Philly bypasses Oxford to its 
north; take the exit for PA 10 and follow it south to the borough. 
ON PUBLIC TRANSIT: Since the Pennsylvania Railroad stopped 
passenger service in 1935, there’s been no mass transit to Oxford. 
The old train station is now the borough hall.

BORDER
ON THE
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where economics are more important, 
or one where land preservation is more 
important than sustainable development. 
It all depends on the needs and focus of 
that particular municipality.”

Still, people have to live somewhere. 
And one municipality’s concern with sav-
ing its rural character will likely translate 
into another becoming a locus of construc-
tion it may not have wanted. “Develop-
ment pressures on municipalities in Bucks 
County have been here for some time,” 
says McGowan. And individual commu-
nities will continue to focus on keeping 
the things they perceive as making them 
unique. “That’s where the collaborative 
process comes in. Understanding these 
municipalities doesn’t mean there’s not a 
way for developers and property owners 
to work together with municipalities for 
quality development.”

C HES TER C O U N T Y

Elverson
SETTLED: Late 1700s; incorporated as a borough in 1911        POPULATION: 1,330

TYPICAL HOUSE VALUE: $422,283, up 9.9 percent from last year

While Elverson is named for a former owner of the Philadelphia 
Inquirer, it sits on the Chester-Berks county line; Reading, 
to which it’s more closely tied, is only 18 miles away, and the 
Pennsylvania Turnpike’s Morgantown interchange is even closer. 
The one-square-mile borough grew prosperous on commerce in 
northwestern Chester County.

Places to go E In Berks County, not far from Elverson, is the 
Hopewell Furnace National Historic Site, an “iron plantation” 
dating to 1771. In between the two are state game lands and 
French Creek State Park. Route 345, which meets Route 23 in 
Warwick, to Elverson’s east, takes you to all three. 

Getting there E BY CAR: Pennsylvania Turnpike (I-76) to the 
Morgantown interchange; follow the signs for PA 10, then turn left 
onto PA 23 east at the end of the ramp. Elverson is about three 
miles east of Morgantown. Or, for a more scenic drive, simply take 
PA 23 all the way from Philadelphia. ON PUBLIC TRANSIT: No way.

S
Below and bottom right: 

Hopewell Furnace National 
Historic Site; upper right: 
French Creek State Park.
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 L ocal efforts to preserve a com-
munity’s distinctive features 
serve as ways to preserve its 
identity in the face of change. 

Because there are so many communities 
hereabouts, the result is a patchwork quilt 
of identities and concerns. And as new 
residents come in from elsewhere, those 
identities can change, as Duckworth not-
ed in Bucks County. Rotelle, however, sees 
the multiplicity of local identities and the 
changes as positives. “Neighborhoods 
may have changed because the neighbor-
hood changed, and that’s just the way life 
has gone,” he says. “But what I think has 
happened is pretty cool where these dif-
ferent vibes and lifestyles and communi-
ties have been created.” 

M O N TG O MERY C O U N T Y

Pottstown
SETTLED: 1752–’53        POPULATION: 23,433

TYPICAL HOUSE VALUE: $304,878, up 10.6 percent from a year ago

This former steel town—the steel for the Golden Gate Bridge was 
made here—has been pulling itself up by its bootstraps in the 
years since its industry left. The borough celebrates its heritage 
in numerous ways, including with repurposed factories and a 
growing number of restored Victorian homes that once housed 
the mill barons.

Places to go E Pottstown’s main street, High Street, has been 
attracting culture mavens and diners thanks to venues like the 
Steel River Playhouse and restaurants like the Blue Elephant, JJ 
Ratigan Brewing Company, and Stave & Stable, an upscale New 
American restaurant run by Ratigan’s pitmaster, Hiram Quintana. 
Kids and history buff s will love the Carousel at Pottstown, the 
second-oldest Philadelphia Toboggan Company carousel still 
operating in the country. 

Getting there E BY CAR: Three exits from US 422 take you to 
Pottstown, with PA 100 the westernmost. ON PUBLIC TRANSIT: 

SEPTA bus route 93 from Norristown Transportation Center; 
PART operates fi ve routes in the borough and its environs.

BORDER
ON THE

N
Clockwise from left: A car show on 
High Street; the David F. Reinhart 
House, on Chestnut Street; a 
Memorial Day parade. 



MA RC H  2023  • PHILADELPHIA  61

Some of the communities that change 
may help other nearby areas stay more 
the same. Take Ambler in Montgomery 
County, for instance. When Rotelle’s fam-
ily lived in and near it, “Ambler was just a 
sleepy kind of town,” he says. “And you had 
suburban sprawl already surrounding it. 
But that town is now hip. It’s cool. It’s cre-
ated its own identity over the last 15 years. 
It’s really transformed well and made an 
improvement to the suburbs.”

Ambler, of course, sits along a railroad 
line, which means it had a walkable nucle-
us around which to build that new identity. 
Modern highways like Route 309 in Mont-
gomery County and Route 100 in Ches-
ter County don’t lend themselves to that 
kind of community-forming. Instead, they 
become “linear cities” of sorts, lined with 
development from one community to the 
next. That, however, may have helped save 
some of our region’s countryside, too.

“If I turn off Pottstown Pike”—Route 
100—“there’s tons of farmland,” says 
Rotelle. Mosher says much the same thing 
about the northern Philly suburbs where 
they bump up against the Lehigh Valley. 
“This year, we went down for a Phillies 
game,” she says, “and we had to take the 
back roads because of a road closure. And I 
was astounded at just how far back in time 
everything appeared. It was what I think 
309 must have been 25, 30 years ago, when 
there was space in between small hamlets 
and it was mostly farming.”

From a cultural perspective, this blur-
ring of the lines between cities and their 

L A N CAS TER C O U N T Y

Christiana
SETTLED: 1833        POPULATION: 1,112

TYPICAL HOUSE VALUE (17509): $352,134, up 8.3 percent from last year

Lancaster County’s smallest borough was originally known as 
Nobleville, after one of its fi rst settlers, before it was renamed 
for his wife. In 1851, it was the site of a spark that lit the fuse 
for the Civil War: The “Battle of Christiana” broke out when 38 
local residents defended a fugitive slave with fi rearms, killing his 
enslaver. Abolitionist attorney (and later U.S. Representative) 
Thaddeus Stevens successfully defended those responsible 
against treason charges in the fi rst challenge to the 1850 Fugitive 
Slave Act.

Places to go E Christiana honors its history at the Christiana 
Underground Railroad Center at Historic Zercher’s Hotel. If you 
want to dine out, you’ll have to drive a ways; the nearest sit-down 
restaurants are in Gap to the north and Parkesburg, in Chester 
County, to the east.

Getting there E BY CAR: US 30 to Gap, then PA 41 south to 
Christiana. ON PUBLIC TRANSIT: You can’t get there from here.

LEHIG H C O U N T Y

Coopersburg
SETTLED: circa 1737        POPULATION: 2,447

TYPICAL HOUSE VALUE: $427,106, up 8.5 percent from a year ago

Six miles north of Quakertown, Route 309 enters Lehigh 
County, and Coopersburg is the fi rst community it passes 
through. Its history stretches back as far as those of its Bucks 
neighbors, but it’s smaller and homier than Quakertown. It’s also 
the headquarters for Lutron, the company that makes those 
sophisticated lighting systems for your home.

Places to go E The actual town center lies to Route 309’s west 
and, as befi ts a homey community, consists mostly of houses and 
similarly small buildings. The community gathering place is Good 
Jake’s, the restaurant housed in the Coopersburg Fire Company 
No. 1 clubhouse.

Getting there E BY CAR: From the city, continue on PA 309 past 
Quakertown for another six miles. Turn left onto State Street 
to reach the center of town. ON PUBLIC TRANSIT: The Lehigh and 
Northampton Transit Authority runs an on-demand shuttle 
service in Coopersburg that connects with LANTA bus routes at 
the South Mall and Mountainville Plaza in Allentown.

Even as suburban 
Philadelphia overruns 
the Lehigh Valley and 
annexes Pennsylvania 
Dutch country, 
those places will 
remain recognizably 
themselves.
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hinterlands may not lead to a loss of local 
or regional identity. It may not be possible 
to tell when you’ve left Greater Philly and 
entered the Lehigh Valley just by looking 
at the buildings, but stop into one of those 
buildings, strike up a conversation, and 
you may still be able to tell the difference.

Mosher says this sort of blending is 
happening throughout the Northeast 
megalopolis. “What all of this adds up to 
is a really complicated rewiring of activ-
ity patterns where people who live in 
the hinterland have greater choice as to 
which big city they gravitate toward for 
employment/shopping/sports-team fan-
dom, where they can more easily travel 
to the big city they fi nd most appealing, 
thus making areas around places like 
Allentown, Carlisle, York and Scranton 
into urban-rivalry free-for-alls,” she says 
in an email.

So are our neighbors in danger of 
losing their identity to an even greater 
Greater Philadelphia? It appears not. After 
all, way back in the 1830s, opponents of a 
proposed railroad that would run through 
the city via Broad Street urged citizens to 
fi ght the line lest they “consent to become 
a suburb of New York.” That railroad did 
get deep-sixed, but others emanating 
from here created Philly’s own suburbs—
and, yes, made getting to New York easier.

Those New Yorkers are settling not 
only in Bucks County but elsewhere in 
the suburbs as well as in the city itself. 
They’re moving for the same reason some 
of their employers moved their back offi c-
es out of the city to some highway inter-
change in Pennsylvania: It’s cheaper here. 

And even though some Philadelphians 
(and Allentowners) grumble about those 
New Yorkers’ presence, most of them 
have managed to fi t in with us locals. That 
won’t change as people working in Exton 
buy houses in Lancaster County because 
they can drive to their jobs more eas-
ily and get more house for less, or when 
someone in upper Bucks County opts to 
move to a house in a community whose 
ZIP code begins with 180. Even as sub-
urban Philadelphia overruns the Lehigh 
Valley and annexes Pennsylvania Dutch 
country, those places will remain rec-
ognizably themselves, just as Wilming-
ton does today. All you need to do to fi nd 
them is get off the highway and onto the 
back roads. 

S SM I TH@PH I L LYMAG .COM

S O U T H  J E R S E Y  S T Y L E   

Designed by Krieger and 
Associates, this Haddonfield 
manse sits on nearly three 
and a half acres and overlooks 
the fairways of Tavistock 
Country Club. Featuring two 
gabled pavilions connected in 
the center by a double-height 
family room, the home also 
includes a swimming pool and 
a multi-use sports court.
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Is your neighborhood on the list?  
These were the region’s priciest places in 2022.

MUNICIPALITY/COUNTY
OR NEIGHBORHOOD

2022 AVERAGE 
SALE PRICE

1-YEAR 
CHANGE

1. Gladwyne, 
Main Line

$1,770,195 12%

2. Villanova, 
Main Line

$1,405,133 8%

3. New Hope 
Borough, Bucks

$1,160,995 21%

4. Easttown Township, 
Chester

$1,127,221 13%

5. Upper Makefi eld 
Township, Bucks

$1,061,983 5%

6. Radnor Township 
(overall), Delaware

$991,120 18%

7. Solebury Township, 
Bucks

$990,518 2%

8. Wrightstown 
Township, Bucks

$947,818 12%

9. Edgmont Township, 
Delaware

$901,652 29%

10. Bryn Mawr, 
Main Line

$893,771 5%

11. Merion Station, 
Main Line

$890,852 -3%

12. Chestnut Hill (19118), 
Philadelphia

$889,146 -3%

13. Lower Merion Township 
(overall), Montgomery

$868,732 5%

14. Pennsbury Township, 
Chester

$865,130 8%

15. Lower Gwynedd 
Township, Montgomery

$853,410 5%

16. Tinicum Township, 
Bucks

$851,544 19%

17. Haddonfi eld 
Borough, Camden

$833,018 19%

18. Willistown Township, 
Chester

$825,557 8%

19. Newtown Borough, 
Bucks

$824,468 13%

20. Newlin Township, 
Chester

$823,758 -25%

21. Charlestown 
Township, Chester

$817,730 13%

22. Wayne, 
Main Line

$817,033 5%

23. Pocopson Township, 
Chester

$793,865 5%

24. West Vincent 
Township, Chester

$783,740 21%

25. Thornbury Township, 
Chester

$781,431 15%

MUNICIPALITY/COUNTY
OR NEIGHBORHOOD

2022 AVERAGE 
SALE PRICE

1-YEAR 
CHANGE

26. Thornbury Township, 
Delaware

$776,865 14%

27. Devon, 
Main Line

$775,345 -6%

28. Birmingham 
Township, Chester

$760,313 4%

29. Rose Valley Borough, 
Delaware

$752,375 0%

30. East Nantmeal 
Township, Chester

$732,929 14%

31. Moorestown Township, 
Burlington

$731,364 12%

32. Rittenhouse (19103), 
Philadelphia

$726,648 -10%

33. Buckingham 
Township, Bucks

$724,250 8%

34. Upper Providence 
Township, Delaware

$724,104 22%

35. Newtown Township, 
Delaware

$708,890 6%

36. Wynnewood, 
Main Line

$699,599 19%

37. Narberth Borough, 
Montgomery

$692,526 8%

38. Kennett Township, 
Chester

$692,449 16%

39. West Goshen 
Township, Chester

$689,376 13%

40. Worcester Township, 
Montgomery

$680,706 15%

41. East Bradford 
Township, Chester

$673,608 27%

42. Swarthmore 
Borough, Delaware

$671,842 30%

43. West Pikeland 
Township, Chester

$666,389 -12%

44. Old City/Society Hill 
(19106), Philadelphia

$659,174 0%

45. Doylestown 
Borough, Bucks

$659,112 14%

46. Center City West 
(19102), Philadelphia

$654,693 4%

47. Wallace Township, 
Chester

$652,998 16%

48. Whitpain Township, 
Montgomery

$646,354 5%

49. Northampton 
Township, Bucks

$634,062 21%

50. Whitemarsh Township, 
Montgomery

$634,041 7%
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