Development Process



Formal Application/Review Portion in Greater Detail

· Process as laid out in Section 405.630.B:
· Pre-Application Meeting—An informal informational meeting between the prospective applicant and City staff to discuss the proposed project, receive initial feedback, and discuss the process.
· Formal Submittal—When the applicant formally submits the completed application, appropriate fee, and all applicable required information and documentation required for the application being submitted.
· Completeness Review—A high-level review of the submittal to confirm that it appears to be complete.  If any of the required items are missing, the applicant will be contacted.  An application is not considered complete until all required information is provided.  Incomplete applications shall not be considered.
· Formal Review—Once an application has been deemed complete it is entered into the development tracking system, date stamped, and routed for review.  City staff has up to two (2) weeks from the date the application was considered complete to review and provide any comments back to the applicant.  If there are no corrections the item may be scheduled and noticed for public hearings.
· Notification of Public Hearings—City staff provide notice via newspaper publication, mailed notice, and posting of notice sign for public hearing items.
· Public Hearings—Public hearing items (rezoning, preliminary development plan, and special use permit) are first heard before the Planning & Zoning Commission, which acts as the recommending body to the Board of Aldermen.  Then, these items are heard before the Board of Aldermen.  After the public hearing at the Board of Aldermen staff presents an ordinance for approval of the project subject to any appropriate conditions that have been brought up.  The ordinance is read for the first time, then scheduled for a second reading.

Preliminary or Final Development Plan?  (When Required)

· When is a Preliminary Development Plan (PDP) required:  (Section 405.635.A.1)
· Rezoning of a property to any planned district; or
· The development of any vacant property in a planned district; or
· The redevelopment of any property in a planned district; or
· A substantial change (as defined in Section 405.635.A.9) to an approved Preliminary Development Plan; or
· A change in the primary use of a property that negatively impacts traffic circulation or significantly intensifies traffic generation.
· When a Preliminary Development Plan (PDP) is not required:  (Section 405.635.A.2)
· Rezoning to any of the standard districts (“A” through “M-2”); or
· A building addition onto an existing building that did not require a Preliminary Development Plan, provided that a substantial change would not be created; or
· A rezoning to a planned district if the property to be rezoned is fully developed and no substantial changes to the existing buildings or site improvements are planned.
· When is a Final Development Plan required:  (Section 405.635.B.1)
· The development of any property for which a Preliminary Development Plan has been approved and no substantial changes are proposed; or
· A building addition onto an existing building that did not require a Preliminary Development Plan, provided that a substantial change would not be created; or
· An addition to an existing parking lot provided no modifications are requested; or
· The construction of any new parking lot provided no modifications are requested; or
· The development of any vacant property in district other than “A”, “E”, “R-1”, “R-1B”, “R-2”, or “R-2B”, provided no modifications are requested.
· Substantial Change Defined:  (Section 405.635.A.9)
· A change in the phases as originally specified in the Preliminary Development Plan that would have a negative impact on the traffic circulation.
· Increases in the density or intensity of residential uses of more than ten percent (10%).
· Increases in the total floor area of all non-residential buildings covered by the plan or more than twenty-five percent (25%).
· Increases of lot coverage of more than ten percent (10%).
· Increases in the height of any building of more than twenty-five percent (25%).
· Changes of architectural style that will make the project less compatible with neighboring uses.
· Changes in ownership patterns or stages of construction that will lead to a different development concept.
· Changes in ownership patterns or stages of construction that will impose substantially greater loads on streets and other public facilities.
· Decreases of any setback of more than ten percent (10%).
· Decreases of areas devoted to open space of more than ten percent (10%) of such open space, or the substantial relocation of such areas.
· Changes of traffic circulation patterns that will negatively affect on-site and/or off-site traffic.
· Changes of existing and/or proposed pedestrian walkways that will negatively affect pedestrian traffic.
· Modification or removal of conditions to the Preliminary Development Plan approval.
· Changes to the water or sanitary sewer plans that impact these utilities outside the project boundaries.
· Minor Change Defined:  (Section 405.635.A.10)
· Increases in the density of residential uses up to and including ten percent (10%).
· Increases in the total floor area of all non-residential buildings covered by the plan up to and including twenty-five percent (25%).
· Increases of lot coverage up to and including ten percent (10%).
· Increases in the height of any building up to and including twenty-five percent (25%).
· Decreases of any peripheral setback up to and including ten percent (10%).
· Decreases of areas devoted to open space up to and including ten percent (10%).
· Reconfiguration of buildings provided that no required setbacks are violated.
· Revised phasing plan that has no substantial impact upon traffic circulation or required street construction.


Pre-Application


Formal Application


Completed Formal Application (Land Use - Zoning Application includes Rezoning, Special Use Permit, Preliminary and Final Development Plans; Platting Application includes Preliminary Plat, Final Plat, and Minor Plat)


Fee


Review


Completeness Review


Formal Review


Plans and Studies per appropriate Section (405.630.C (general development plans), 405.635.A.6 (PDP), 405.635.B.2 (FDP), 410.270 (Preliminary Plat), 410.290 (Final Plat), 410.300 (Minor Plat)


Staff has two (2) weeks from date of complete application to review and provide comments back to applicant.


Public Hearings--Staff to provide notice to newspaper, send out mailed notices, and post sign


Planning & Zoning Commission--Recommending body


Board of Aldermen--Deciding body


Compatibility with Comprehensive Plan and adjacent land uses


Procedural process(-es)--What type of application is warranted?


Site design considerations such as setbacks, parking, screening, traffic


Building and Fire Code considerations


Studies that may be required--traffic, stormwater, etc.


