Proposed Revisions to the Preliminary Land Use Service

Office of State Planning Coordination

February 23, 2010

PLUS APPLICATION TIMELINE: (no proposed changes)

1st working day of month - 

PLUS applications are due to the Office of State Planning 





Coordination (OSPC)

3rd Wednesday of month

PLUS meeting.  (if more projects than can be reviewed in 





one day are received, a second day is added which is the 





Wednesday following the set PLUS meeting)

10 days after PLUS meeting
By OSPC process, the reviewers comments are due to the PLUS Coordinator

20 business days after PLUS 

Meeting
By code, PLUS letter is due to developer with copy to local jurisdiction.

PROCESS:
Developer identifies a piece of property to be purchased; discusses what he intends to do with the local jurisdiction to determine if it is allowed under the current comprehensive plan and applicable zoning and subdivision codes. The developer creates a concept plan. NOTE: This plan need not be an engineered plan, but may be a sketch of the proposed outcome desired on the property and where they envision the entrance/s, roads, open space, number of units  or sq. ft of commercial space and unit location.

The Developer submits a PLUS application with concept plan to the Office of State Planning Coordination.  The Office of State Planning Coordination maps the site and sends the application out to the reviewers. (i.e. using the current meeting process)  
The developer and the reviewers meet.  This meeting allows for the reviewers to ask questions,  gain a greater understanding of the concept plan and provide comments on how to improve the project.  After the meeting, the reviewers submit comments to the Office of State Planning Coordination.  A letter is prepared as follows:
RESPONSE LETTER:

PART 1:  RELATIONSHIP TO STRATEGIES FOR STATE POLICIES AND SPENDING. 
This will be a short paragraph commenting on where the parcel is in relationship to the Strategies for State Policies and Spending and shall set the tone for the overall letter and establish an opinion of the acceptability of the proposal as it relates to State Policy.  
Levels 1 & 2: 
The Office of State Planning Coordination will support the development provided it meets local regulations and comprehensive plan and offer our assistance in expediting the process to selected projects that are in keeping with the Governor’s land use agenda.  Finally, we will offer site relevant comments as noted below.
Level 3:  
The Office of State Planning Coordination will explain that the State supports development in this area in the long term; however, the State may have more pressing issues and that infrastructure cannot be expected in the short term unless already planned.  We will offer site relevant comments as noted below.  Finally, the Office of State Planning Coordination will offer assistance to selected projects that are in keeping with the Governor’s land use agenda to work with the local jurisdiction and the developer to ensure that all environmental concerns are addressed.
Level 4:
If the local plan regulating this property also lists it as a low density or non development area, The Office of State Planning will object to the development of the property and will give code requirement comments only and it will be stated that the State will not spend State dollars to support any portion of this project.  No additional assistance will be offered.  If the project is in an area that is Level 4 but consistent with a comprehensive plan growth area or annexation plan adopted and certified since 2004, we will comment as if the project were in Levels 1, 2 or 3.

PART 2:
REQUIREMENTS (PERMITS, POLICIES AND/OR STATE REGULATIONS)
List all comments that relate to permit requirements, adopted policies or other State regulations.  For agency comments to be included in this section, the comment must have some basis in Delaware Code, executive order, or regulation.  
The following instructions apply to Part 2:
· All comments must specifically relate to the plan that is the subject of the application.
· The comment must note the relevant section of the Delaware Code, policy or regulation.
· Comments must be presented in clear, bullet point format that provides the applicant sufficient information to understand the requirement and how to proceed with any necessary applications or processes.
PART 3:  SUGGESTIONS AND ADDITIONAL INFORMATION  SPECIFIC TO THE PLAN 
Before this section of the letter the following paragraph will be:

This section includes a list of site specific suggestions that are intended to enhance the project.  These suggestions have been generated by the State Agencies based on their expertise and subject area knowledge.  These suggestions do not represent State code requirements.    They are offered here in order to provide proactive ideas to help the applicant enhance the site design, and it is hoped (but in no way required) that the applicant will open a dialogue with the relevant agencies to discuss how these suggestions can benefit the project.

The agency may provide commentary and/or suggestions to the applicant that is related to the agency’s area of expertise.  Commentary and recommendations must be proactive, constructive, and specific to the application that is the subject of the PLUS review.   If an agency comment or recommendation is not based on Delaware Code or an adopted policy or regulation, then it must be reported in Part 3.   The Office of State Planning Coordination will determine if the comments received are relevant to the plan and this office reserves the right to remove any comments that do not apply or are adverse to the Mission Statement and guidelines that govern the PLUS process.   
The following instructions apply to Part 3:
· All comments and /or recommendation must specifically relate to the plan that is the subject of the application.
· The comments and / or recommendations should draw from the agency’s expertise and knowledge base.  More general planning comments or comments unrelated to the agency’s core mission should be discussed with the circuit rider planner at the PLUS meeting in order to coordinate that comment with the relevant agency. 
Comments must be presented in clear, bullet point format that provides the applicant sufficient information to understand the recommendation and provide proactive, constructive guidance to assist the applicant in revising the plan to incorporate the recommendation.

DEVELOPER RESPONSE
Following receipt of this letter and upon filing of an application with the local jurisdiction, the applicant shall provide to the local jurisdiction and the Office of State Planning Coordination a written response to comments received as a result of the pre-application process, noting whether comments were incorporated into the project design or not and the reason therefore.
FINAL LETTER TO LOCAL JURISDICTION
The Office of State Planning will no longer respond to the local jurisdiction commenting on the developer response.    The Developer response will be posted on the website, closing out the PLUS application.
