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 Crown Point Subdivision: 
  Characteristics  
  Site Design 
  Development Cost 
  Benefits  

 Harborcreek Township 
Regulations: 
  Comprehensive Plan 
  Stormwater Ordinance 
  Zoning Ordinance 



Conventional   Conservation 

  Limited preservation of open space 

  Majority of site disturbed during 
construction 

  May result in negative impacts to 
the environment 
  Increased runoff 
  Reduced groundwater recharge 
  Minimizes buffers and open 

space 

  Conserves 50-70% of site as open 
space 

  Minimizes site disturbance 

  Maximizes views of and access to 
open space 

  Achieves the developers objectives  

Conservation vs. Conventional Design 



Crown Point Subdivision 
  March 2006 – Luciano Builders 

  Builder contacted our office expressing an 
interest in conservation design 

  63 Acre Property 
  HQ stream on site 

  July 04 – July 06 
  5 meetings 
  Millcreek Township Supervisors, Engineers, 

Zoning Officer, and Lawyer 
  Luciano and Laird 

  PASG Contracted Laird Associates 
  Conservation site plan 
  Compare conservation and conventional site 

plans and costs 



Crown Point: Conventional Design 



Crown Point: Conventional Design 
  Total Site Area     = 63.4 acres 
  Roads and Sidewalks    = 6.1 acres 
  Future R/W (per transportation plan)  = 0.94 acres 
  Storm water Management    = 3.7 acres 
  Wetlands      = 2.4 acres 
  100 Yr. Floodplains    = 7.8 acres 
  Steep Slopes     = 3.0 acres 
  Developable Land     = 39.46 acres 
  Allowable Density     = 2.5 units/acre (39.46 

         X 2.5 = 99 units 
          permitted) 

  Units Proposed     = 64 
  Proposed Density     = 1.5 units/acre 



Crown Point: Conventional Design 
  Developers density 

requirements met 

  NO open space provided for 
residents of development 

  80% of overall site disturbed 
during construction 

  Multiple point source 
discharges for storm water 
runoff 

  Wetlands impacted by utility 
and roadway crossings 

  Majority of existing vegetation 
removed 



Crown Point: Conservation Design 



Conservation Design: A Four Step Process 
Step 1: Identify land that should be permanently protected 



Conservation Design: A Four Step Process 
Step 2: Locate houses, maximizing views of open space 



Conservation Design: A Four Step Process 
Step 3: “Connect the dots” with streets 



Crown Point: Conservation Design 

  Total Site Area     = 63.4 acres 
  Roads and Sidewalks    = 3.3 acres 
  Future R/W (per transportation plan)  = 0.94 acres 
  Storm water Management    = 2.1 acres 
  Wetlands      = 2.4 acres 
  100 Yr. Floodplains    = 7.8 acres 
  Steep Slopes     = 3.0 acres 
  Developable Land     = 43.86 acres 
  Allowable Density     = 2.5 units/acre (43.86 

         X 2.5 = 110 units 
          permitted) 

  Units Proposed     = 110 
  Area of Common Open Space   = 38.54 acres (~61%) 



Conventional vs. Conservation Design 

     Conservation 

  Total Site Area   = 63.4 acres 
  Roads and Sidewalks   = 3.3 acres 
  Future R/W     = 0.94 acres 
  Storm water Management  = 2.1 acres 
  Wetlands    = 2.4 acres 
  100 Yr. Floodplains   = 7.8 acres 
  Steep Slopes    = 3.0 acres 
  Developable Land   = 43.86 acres 
  Allowable Density   = 2.5 units/acre  

    (43.86 X 2.5 = 110 
    units permitted) 

  Units Proposed   = 110 
  Area of Common Open Space  = 38.54 acres (61%) 

Conventional 

63.4 acres 
6.1 acres 
0.94 acres 
3.7 acres 
2.4 acres 
7.8 acres 
3.0 acres 
39.46 acres 
2.5 units/acre (39.46 

X 2.5 = 99 units 
permitted) 

64 
0.00 acres (0%) 



Development Cost 
              Conventional   Conservation 

  Land Acquisition   =   $800,000  $800,000  

  Design and Permitting   =   $200,000  $200,000 

  Storm Sewer    =   $333,000  $225,000 

  Water Line    =   $210,000  $225,000 

  Sanitary Sewer    =   $375,000  $460,000 

  Roadway    =   $520,000  $400,000 

  Earthwork and Grading   =   $250,000  $110,000 

  Total Development Cost   =             $2,688,000  $2,420,000 



Development Cost and Potential Profit 
     Conventional 

Total Development Cost   =  $2,688,000 

Total Number of Units   =  64 

Total Land Cost/Unit   =  $42,000 

Average Price/Unit (Land)   =   $65,000 

Estimated profit based on 64 lots   
(64 x $23,000)    =  $1,472,000 

Estimated profit on construction  
of homes  ($300,000 x 12% profit  
margin : $36,000 x 64)   =  $2,304,000

      
Total profit (lot profit + house  =  $3,776,000 
construction profit)   
($1,472,000  + $2,304,000) 

   Conservation 

   =  $2,420,000 

   =  110 

   =  $22,000 

   =  $40,000 

(110 X $18,000)  =  $1,980,000 

($200,000 x 12%  
profit margin:  
$24,000 x 110)  =  $2,640,000

    
Total profit  =  $4,620,000 

($1,980,000  + $2,640,000) 



Potential Profit Using Conservation Design 

Conventional Profit  = $3,776,000 

Conservation Profit  = $4,620,000 

Additional Profit to Developer Using 
the Conservation Design Approach  

  + $844,000 



Who Benefits? 

 Municipalities 

 Homeowners 

 Developers 

 Environment 



Benefits to the 
Municipality 

  No road maintenance 

  No winter road plowing (or in 
our case fall, winter, and 
spring) 

  More units to tax 

  Opportunity to be one of the 
many municipalities leading the 
charge in conservation land 
planning (one of the only in 
NW Pennsylvania) 



Benefits to 
Homeowners 

  Access to common open space 
and recreational areas 

  Greater anticipated appreciation 
of home 

  Maintenance free living (via 
association) 



Benefits to the 
Developer 

  Greater # of units = Profit 

  Less earthwork and clear cost = Profit 

  More marketable development = Profit 

  Potential tax write-off for open space donation = Profit  



Benefits to the 
Environment 

  Large area of existing vegetation to 
remain and act as a natural filter 

  Promotes groundwater recharge and 
infiltration 

  Limited impact on existing high 
quality watershed 

  Preserves natural habitat 

  Maintains greenways 



Lessons Learned 
  Ordinances are key 

  No conservation ordinances on record 
  Township is not really interested 
  Parcel delineation 
  Township will allow conservation 

subdivisions 

  Density is frowned upon 
  Zoning: 2.5 Units/acre 
  Township did not like the idea of 110 

units 

  Private roads a problem 

  Bright Side! 
  100% open space instead of 61%! 



Harborcreek Township 
  GCCA, Inc. (Graney, Grossman, Ray & Assoc.) 

  Hired to review township comp plan, zoning ordinance, and subdivision 
ordinance 

  Pennsylvania Sea Grant 
  Assisted with the review of the comp plan and ordinances 

  July 05 – March 07 
  7 meetings 
  Harborcreek Township Zoning Officer and Supervisors 
  GCCA 

  March 17, 2010 
  Supervisors adopted Comp Plan, Zoning Ordinance, and Storm water 

Ordinance 
  Planned Residential Development 



Comprehensive 
Plan 
  Integrate Smart Growth 

into existing zoning 
  Agricultural areas: 

cluster development 
  Residential areas: 

planned residential 
development 
ordinance 

  College: traditional 
neighborhood design 
and mixed uses 
(special zoning) 



Zoning 
Ordinance 

  Planned residential development 
ordinance 
  R-1 (1 unit/acre)  
  R-2A, R-2B, and LF (2 units/acre) 

  20-acre minimum 
  Public sewer and water 
  Storm water ordinance compliance 
  No minimum lot size 
  Maximum for residential use = 50% 
  Minimum for open space = 50% 
  At least 50% of trees shall be preserved  
  Ownership of open space (land trust, 

homeowner association, or 
government) 



Questions? 

Sean Rafferty 
Pennsylvania Sea Grant 
814-217-9013  
sdr138@psu.edu 

Pennsylvania Lake Erie NEMO 
http://seagrant.psu.edu/nemo/  

Harborcreek Township Zoning Ordinance 
http://www.harborcreektownship.org/zoning.shtml  


