SECTION 2228.
PLANNED DEVELOPMENT REVIEW PROCESS
A.
PLANNED DEVELOPMENT REVIEW (PDR) PROCESS

Review of all proposed developments in the C-3, M-1, M-2, and R-O districts shall be in accordance with the following four-step process:

1.
Pre-Application Conference
a.
A Pre-application Conference with the Planned Development Review (PDR) Coordinating Committee shall be required and is designed primarily as an information exchange.  The PDR Coordinating Committee shall consist of the Zoning Administrator, Township Planner, and the Planning Commission's Site Plan Review Sub-Committee.

b.
The Pre-application Conference provides the opportunity for the Township to discuss the range of development options available, familiarize the developer with the review process, and for the developer to inform the community of proposed Concepts and receive feedback from the Township about land use, density, and other basic policy issues.

c.
Statements made in a Pre-application Conference are not legally binding commitments but are merely informed reactions to development proposal concepts which should guide the developer in plan preparation.

d.
There are no specific requirements for submission of materials for the Pre-application Conference.  However, before filing an application for a PDR development, the developer may wish to consider providing the following materials for discussion with the PDR Coordinating Committee:

i.
Sketch plans

ii.
Proposed land uses

iii.
Site information, particularly regarding natural features

iv.
Adjacent land uses

v.
Proposed location of buildings and business types

e.
The Township Board may by resolution establish an administrative review fee, from time-to-time, to help defray the Township's administrative and professional review expenses and for processing and the Pre-application Conference.

2.
Concept Plan Review
Concept Plan Review shall observe the following procedure:

a.
A Concept plan shall be submitted which  provides an overall conceptual layout of the development.  The purpose of Concept Plan Review is to provide the applicant, Township, public and consultants an opportunity to discuss the proposed project at the conceptual level before detailed site plans are developed and submitted.

b.
The township shall send copies of the Concept Plans to the Township's Planner, Engineer,  Police and Fire Departments, and Parks and Recreation Director for review and recommendation.  The developer shall provide evidence that a courtesy copy has been  provided to the School District.

c.
Following consultant review and recommendation, the Planning Commission shall hold one public hearing on the request for PDR approval and shall publish one (1) notice thereof in a newspaper which circulates in the Township and sent by regular US Mail to the owners of property for which PDR approval is being considered, to all persons to whom real property is assessed within 300 feet of the boundary of the property in question, and to the occupants of all structures within three hundred (300) feet.  The notice shall be given not less than five (5) nor more than fifteen (15) days before the date of the public hearing and shall:

i.
Describe the nature of the proposed PDR project.

ii.
Indicate the property or properties which are the subject of the PDR request.

iii.
State when and where the PDR application will be considered.

iv.
Indicate when and where written comments will be received concerning the request.

d.
After review of the developer's application package, Township staff and consultant recommendations, and the comments of interested persons received in writing or in person at the public hearing, the Planning Commission shall either approve, approve with conditions, or disapprove the Planned Development Review Concept Plan.  If the Concept Plan is approved with conditions, the developer shall incorporates the conditions imposed by the Planning Commission into the site plan.

3.
Site Plan Review - Site Plan Review Committee
a.
Following approval of the Concept Plan by the Planning Commission, the applicant shall submit site plans for review and recommendation by the Site Plan Review Committee of the Planning Commission in conformance with Section 2221 - Site Plan Review and Approval.  (Where the proposed project includes a plat, said plat shall be reviewed in conformance with the Subdivision Regulations Ordinance, as amended.)

b.
The Site Plan Review Committee shall consider the following prior to making recommendation to the Planning Commission regarding the site plan:

i.
comments and recommendations of the planning and engineering consultants, legal counsel and staff;

ii.
conformance with the approved Concept Plan;

iii.
conformance with Section 2221 and applicable Sections of this Ordinance.

4.
Site Plan Review - Planning Commission

Following review and recommendation by the Site Plan Review Committee, the Planning Commission shall review the site plan in conformance with Section 2221 and this Section.

a.
Prior to Planning Commission review, the Site Plan shall be submitted for final site plan review and recommendation by all Township staff, consultants and departments listed in subsection 2,b above.

            b.
The Planning Commission shall review the Site Plan for conformance with the approved Concept Plan, previous comments and conditions of the Site Plan Review Committee, Township staff and consultants, and this ordinance.  At the final approval stage the developer shall be required to provide the following detailed information:

i.
Final condominium plans, master deed and by-laws for any portions of the plan that include such features.

ii.
Final engineering plans for all sewer, water and storm drainage systems.

iii.
Dedication of all public rights-of-way and public open space.

c.
The Site Plan shall be considered in substantial conformance with the Concept Plan if it does not:

i.
Violate any provision of this Ordinance.

ii.
Involve a reduction of more than five (5) percent of the areas shown as permanent open space on the Concept Plan.

iii.
Increase the total ground area covered by buildings by more than five (5) percent.

d.
If the proposed development will be constructed in phases, only those phases which will be complete within two (2) years shall be granted Final Approval, by the Planning Commission.

B.
REQUIRED CONTENT FOR PDR PLANS
1.
Required Content For Concept Plan Review
The developer shall submit the following information for Concept Plan review and approval:

a.
Written documents:

i.
A legal description and survey of the total site(s) proposed for development.

ii.
Names and addresses of all owners and persons with legal or equity interest in the property proposed for development.

iii.
A statement of planning objectives to be achieved by the development through the particular approach proposed by the applicant, including the character of the proposed development.

iv.
A generalized schedule, including any individual stages or phases, and the anticipated beginning and completion dates.

v.
A statement of the applicant's intentions with regard to the future sale or lease of all or part of the PDR development, and whether individual units will be offered for sale and/or for rent.

vi.
Quantitative data for the following:  total number and type of units; individual building and lot sizes; proposed lot coverage of buildings and structures; approximate gross and net densities; and total amount of open space.

vii.
A generalized market analysis shall be provided which demonstrates the intended trade area of the proposed development.

    viii.
A traffic impact assessment, prepared by a registered professional engineer (P.E.), certified planner (AICP), or professional community planner (PCP), shall be provided to the Planning Commission showing projected daily, street peak hour, and peak hour trip generation for the development; public and private street improvements required/proposed to mitigate the projected traffic; recommended design of service drives within the development; and recommended traffic control devices in the development and at intersections of the Planned Developments service drives with public and private streets.

ix.
An affirmative representation that the proposed use(s) will not exceeds the performance criteria of the ordinance.

 x.
The applicant shall include a list and the application status of all required state and federal permits for the proposed activity for the Townships review.

b.
A concept site plan shall show development of the site and shall include all the following information:

i.
All adjacent property in which the petitioner and owners of land shown on the overall project site plan have any ownership interest.

ii.
Existing natural features; identify features to remain and to be removed.

iii.
All calculations and dimensions needed to check compliance with zoning regulations.

iv.
Location, design and area to be developed in each phase; development program for each phase including zoning calculations, such as densities, setbacks, parking ratios, etc.; projected schedule of development, by phase.

v.
General description of intended restrictions, if applicable.

vi.
Description of proposed uses, based on the listing of permitted uses in the appropriate zoning district, and a description of proposed days of the week and hours of operation for each use.

vii.
Location and general design and dimensions of buildings, drives, parking, landscaping/open space, lots, roads, outdoor sales and storage and use areas.

2.
Required Content For PDR Site Plan Review
Within twelve (12) months following approval of the PDR Concept Plan, the developer shall present a Site Plan  for review in conformance with Section 2221.  Site Plans shall be prepared for each of the phases which received Concept Plan approval and shall be approved for only those phases which are anticipated to be complete within two (2) years.  The content of the plan drawings and written information shall follow the same outline of requirements for Concept Plans in Section 2228, B,1 above, shall be in conformance with Section 2221, and shall include the following additional data:

a.
Condominium Subdivision Plans and proposed Master Deed and by-laws for all areas to be developed under the Condominium Act.

b.
A Final Grading and Stormwater Management Plan showing existing and proposed contours at a two-(2) foot contour interval.  The plan shall include all features of the storm water management system, including storm sewers, drains, swales, retention areas, and the like, as well as identifying the on-site (micro) watershed areas.

c.
Sanitary Sewer and Water Plan, including all easements for such purposes.

d.
Landscape Plan showing natural areas to be preserved, created, or removed, special landscape treatment of the perimeter of and entrances to the proposed development, all open space areas, and conformance with any applicable landscaping or screening requirements.

e.
Pedestrian Circulation Plan.

f.
Architectural renderings of all buildings and structures.

C.
OTHER DEVELOPMENT REGULATIONS
1.
The provisions of Article 21, Schedule of Regulations, shall apply for height, bulk, density, area, and setback requirements for all proposed developments where those provisions do not conflict with the express terms of this section.

2.
Developments subject to the provisions of this Section shall, to the greatest degree practicable, implement the vision set forth in the Charter Township of Oxford Open Space and Greenway Plan.  Special attention shall be given the manner in which natural areas, open space and greenways preserved on-site relate to surrounding property.

3.
A site plan shall be submitted for approval by the Planning Commission for any new use, addition to an existing use, structural alteration or significant change in existing use for all proposals which require Planned Development Review and shall be reviewed in accordance with Section 2228 (A) above.  A significant change in existing use includes a change in equipment or process which may result in an increase in smoke, odor, noise, or vibration or an external change in the design, construction, or configuration of the building.

4.
In those instances where a PDR Proposal includes a use or uses which require Special Land Use approval under Article XXIII, such review and approval shall be concurrent with the PDR Concept Plan Review and necessary Public Hearing(s) shall be held concurrently to address all issues related to both PDR and Special Land Use Requirements as applicable.

5.
Revisions to the Approved Final Site Plan

a.
Minor changes in the location, placement, or character of buildings and structures may be authorized by the Zoning Administrator, if required by engineering or other circumstances not foreseen at the time the Final Site Plan was approved.

b.
Minor changes in the floor area of buildings, including minor building additions, may only be approved by the Planning Commission, upon written application by the developer.  Such minor additions require site plan review only and may proceed directly to Site Plan Review without the need for Concept Plan Review or a public hearing.

c.
Major changes of such things as density, open space, building or business types, or lot size may only be approved by the Planning Commission, upon written application by the developer, and following a public hearing according to the procedure outlined in Section 2228(A)(2)(c).
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