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SKETCH PLAN PROJECT GUIDANCE –  
NARRATIVE & SKETCH PLAN DRAWING(S) 

 
This document provides general guidance for the Sketch Plan process established under Land Use 
Code (LUC) Sec. 66-19 as well some specific guidance for both the Narrative, the written description 
of the project, and the Sketch Plan, the plan drawing(s) for the project.  A sketch plan is a required 
step for a major land use permit (Sec. 66-21) and an optional step for a minor land use permit (Sec. 
66-20). 
 
GENERAL GUIDANCE 
 
Purpose of the Sketch Plan 
A sketch plan provides an opportunity for the county, the applicant, and the public to evaluate and 
discuss the basic design, concept and suitability of the project and to consider if the project is capable 
of substantially complying with this code and in general conformance with the comprehensive plan. 
Where appropriate, the sketch plan process may also examine alternative approaches to 
development of the property. Typically, a proposal will evolve during sketch plan review. To 
encourage the consideration of alternatives where appropriate and to allow the sketch plan to 
evolve, detailed engineering plans and other overly detailed information shall not be required nor 
accepted by the county. A sketch plan may be an optional or required step in some land use permit 
and development processes. 
 
Sketch Plan Review and Considerations 
At sketch plan, the decision-making body shall determine whether the proposed sketch plan 
substantially complies with this code and is in general conformance with the comprehensive plan. 
The decision-making body shall consider matters such as, but not limited to, the following: 
A. The types of use; 
B. The general locations intended for development and the areas planned to remain undeveloped, 
including open space; 
C. The general plan for phasing of the development and any infrastructure or other improvements; 
D. The general alignment for access; 
E. The provision of an adequate water supply and whether the water supply and sewage disposal will 
be provided through on-site water and wastewater treatment systems or through connection to 
public systems; 
F. Compatibility with the natural environment and the way natural hazards will not be increased as a 
result of the development; 
G. Compatibility with the existing uses of adjacent properties and other lands that may be 
significantly impacted. 
 
Sketch Plan Approval Criteria 
Pursuant LUC Sec. 66-19.III, all sketch plans shall be reviewed for general consistency with the 
General Approval criteria stated in section 66-16, but not for detailed compliance with development 
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standards referenced in such criteria. The review for general consistency shall include a review of the 
applicant’s concepts for mitigating potential effects expected to be produced by the proposed 
development in relationship to the general approval criteria. The application may also be subject to 
additional approval criteria specific to the type of application.  The General Approval Criteria are: 
 
A. Compliance with this code’s purposes and use and development standards. The proposed 

development shall comply this code’s purposes provision in section 62-3 and with all applicable 
standards of this code. 

B. Consistency with review agency comments. 
C. Consistent with prior approvals. The proposal shall be consistent with the terms and conditions of 

any precedent plan or plat approval, as applicable, including without limitation an approved 
phasing plan for development and installation of public improvements and amenities. For major 
land use permits and subdivisions, if the board finds the preliminary plan or plat is not materially 
consistent with the sketch plan or additional findings are required, the proposed development 
application may be remanded by the board to the planning commission for review and a 
recommendation at a public meeting pursuant to section 66-12. In the event of remand, the 
proceedings before the board shall be stayed until the planning commission makes a final 
decision on the matters subject to remand and the director shall determine which procedural 
steps in section 66-21 shall be reapplied to the application. The board may remand with 
directions to the planning commission and the planning commission’s review shall be consistent 
with those directions. 

D. No significant unmitigated adverse impacts on surrounding property or the natural environment. 
The proposed development does not cause significant unmitigated adverse impacts on 
surrounding properties or the natural environment. Consideration of adverse impacts shall 
include, but not be limited to, potential interference with irrigation ditch flows, stock drives and 
other agricultural operations. 

E. Conformance with adopted plans. Subject to chapter 64, the proposed development shall be in 
general conformance with the county’s adopted plans including, but not limited to the 
comprehensive plan. The decision-making body shall weigh competing plan goals, objectives, and 
policies, and may approve an application that provides a public benefit even if the development is 
contrary to some of the goals, objectives, and policies of the adopted plans. 

F. Uses and density in general conformance with district plan. Subject to chapter 64, whether and to 
what extent the proposed land use(s) and intensity of development are in general conformance 
with an adopted district plan and the land use classifications described therein, except as 
otherwise altered as part of a planned unit development as provided in chapter 68. 

G. Rational phasing plan. As applicable, the proposed phasing plan for development of the project is 
rational in terms of available infrastructure capacity. In addition, each phase of the development 
shall contain all of the required streets, utilities, landscaping, open space, and other 
improvements that are necessary and desirable for the residents and users of that phase and shall 
not be dependent upon subsequent phases for those improvements. 

H. Consistent with intergovernmental agreements. The development is consistent with applicable 
intergovernmental agreements between the county and other entities. 

I. Compliance with applicable state and federal laws and regulations. 
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NARRATIVE 
 
The following items are required within a Project Narrative for determination of a complete 
application.  The Project Narrative must correspond to provided Sketch Plan drawing(s). 
 
Property Info and Proposal 

1. Name(s) of the property owner(s) and, as applicable, business owner(s), and land use agent. 
2. Location of subject property (address, parcel number(s), section/township/range). 
3. Total acreage of subject parcel(s). 
4. Existing and historic use(s) upon subject parcel(s).  
5. Proposed use(s) of subject parcel. 
6. If commercial:  Proposed building size (intensity), hours of operation, and other key operating 

information. 
7. If residential:  Number of lots proposed and range/average lot size (area/acreage). 

 
Drainage 

1. Identify floodplains and streams affecting the subject parcel. 
2. Provide concepts for the mitigation of drainage impacts, such as detention, to downstream 

properties. 
Water 

1. Identify any existing water source and water system improvements serving the subject parcel. 
2. Identify proposed water source for the proposed use/project. 
3. Identify whether the water source or treatment is to be shared with any other users or 

parcel(s).  If so, further describe. 
4. Identify existing and estimated proposed (upon build-out of project) water demands.  
5. Provide concepts for the mitigation of impacts related to the provision of adequate water 

such as the capacity of the proposed water system, studies that will be necessary as part of 
the preliminary plan or plat, general description of improvements that would be necessary, 
etc. 

 
Sanitary Sewer 

1. Identify any existing sanitary sewer system serving the subject parcel. 
2. Identify proposed sanitary sewer system for the proposed use/project. 
3. Identify whether the sanitary sewer system is to be shared with any other users or parcel(s).  

If so, further describe. 
4. Identify existing and estimated proposed (upon build-out of project) sanitary sewer demands 

(may correspond to water demands; identify whether this is the case). 
5. Provide concepts for the mitigation of impacts related to the provision of adequate sanitary 

sewer such as the capacity of the proposed sanitary sewer system, general description of 
improvements that would be necessary, etc. 

Access/Traffic 
1. Identify the intended/designed route to the project from the nearest state highway or county 

road. 
2. Identify whether an emergency or secondary access is needed based on the requirement of 

code subsection 74-5.XIII. If so, identify the alternative access. 



 
 
 

La Plata County Planning  
Updated 10/5/2020 

3. Identify any neighboring parcels obtaining access across the subject parcel.  If any exist, 
describe, including easement widths, and show on Sketch Plan drawing. 

4. Provide the number of existing and estimated proposed number of parking spaces associated 
with subject project and based on the existing and proposed uses. 

5. Provide concepts for the mitigation of impacts related to traffic and the provision of adequate 
access such as level of service of existing roads, studies that will be necessary as part of the 
preliminary plan or plat, general description of improvements that would be necessary, etc. 

 
Compatibility and Buffering 

1. Outline concepts for mitigating potential effects expected to be produced by the proposed 
development in relationship to the compatibility standards of LUC Sec. 70-5 and buffering 
standards of LUC Sec. 70-17.  The application may also be subject to additional standards 
related to compatibility and buffering based on the specific uses or types of application (Refer 
to Chapters 65, 68, 72 and 73).   

 
District Plan  

1. Identify the applicable District Plan land use designation(s) of the subject parcel. 
2. Identify how the proposed use is consistent with this designation. 
3. Explain how any applicable District Plan public benefit criteria are being met. 

a. District Plans: http://lpccds.org/cms/One.aspx?portalId=1942050&pageId=9149762  
 
Approval Criteria 
Provide responses as applicable to describe how the proposed development is generally consistent 
with the General Approval criteria stated in section 66-16 and outlined under the General Guidance 
section above. The review for general consistency shall include a review of the concepts for mitigating 
potential effects expected to be produced by the proposed development in relationship to the 
general approval criteria. 
 
Phasing Plan 
If phasing is proposed, a phasing plan consisting of a written description of each of the proposed 
phases indicating the type of development and the infrastructure improvements necessary for each 
phase. This may be included as part of the narrative for the project application or in a separate 
Phasing Plan document.  Proposed phasing shall also be illustrated on the Sketch Plan drawing(s), see 
below. 
 
 
SKETCH PLAN DRAWING(S) 
 
Prepare and submit a sketch plan drawing on one or more sheets illustrating the entire development. 
Detailed engineering plans and other detailed information shall not be required nor accepted by the 
county.  
 
The sketch plan shall be conceptual in nature and, at a minimum, include the following information: 
 
 

http://lpccds.org/cms/One.aspx?portalId=1942050&pageId=9149762


 
 
 

La Plata County Planning  
Updated 10/5/2020 

Format 
1. North Arrow 
2. Drawn to Scale 
3. Title Block w/ Name of Development, Date of Preparation & Page/Sheet Number 
4. Show outer boundary lines of existing project parcel(s) 

 
Proposed Project Information 

1. Uses proposed 
2. Intensity or density of uses proposed 
3. Proposed arrangement of lots 
4. Location of open space 
5. Location of existing and proposed buildings on the site 
6. Conceptual layout of existing and proposed  road, street, utilities, drainage and pedestrian 

facilities. 
 
Mitigation concepts  

1. Illustrate on the plan drawing(s) mitigation concepts for mitigating potential adverse effects 
produced by the proposed development or described in writing, or both. The written 
description may be included as part of the narrative for the project application (See Narrative 
Guidance section above). 

 
2. Mitigation of adverse effects related to existing site conditions, requires showing existing site 

conditions, including but not limited to:  
a. Location of existing easements 
b. Approximate location of 100-year floodplain, wetlands, ponds, rivers and streams 
c. Approximate location of slopes 30% or greater 
d. Approximate location of Oil & Gas facilities 
e. General location of potential debris fans, rockfall, landslide (from County GIS) 
f. Adjoining land uses (label) 

 
Phasing 
If phasing is proposed, illustrate the boundaries of the proposed development phases which 
correspond to the descriptions of each phase in the Narrative or Phasing Plan document. 
 
 
 
 


