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Stages of Plan Review

 Concept / Sketch Plan

 Preliminary Plan

 Final Plan



Concept Plan
 First Stage of Plan Development
 Shows a Landowner’s Intent for Proposed Use of the 

Property
 Provides Very Basic Information

– Parcel boundary and acreage
– Adjoining streets and properties
– Proposed use / development

 Comparison to Zoning Ordinance
– Lots meet zoning criteria
– Optimum or Maximum allowed density (site yield)
– Calculation worksheet



Sample of Concept Plan



Concept Plan
 Identify Any Unique Natural Features

– Wetlands
– Steep slopes
– Woodlots
– Drainage ways

 Prepared for Discussion Purposes with 
Community and Municipality
– Identify any site specific concerns

 Get to know the property and its 
development constraints



Property Aerial Photo



Concept Plan Checklist (See Appendix)



Preliminary Design Plans
 Preliminary Design Plans

– Preliminary plan clearly defines the intent of the owner

– An extension of concept plan, which normally includes 
input from concept plan hearing

– Contains basic design information such as:
• lot sizes and basic dimensions (widths, setbacks)
• utility layout (water, sanitary, storm)
• existing and proposed topography
• stormwater management plan
• limits of disturbance / features to be preserved

(Cont.)



Preliminary Design Plans
 Preliminary Design Plans (cont.)

– Contains all information necessary to indicate 
conformance with the zoning ordinance

– Indicates proposed phasing (if necessary)

– Includes utility layout and grading information

– Accompanied by design reports: 
• stormwater management plan (SWPPP)
• traffic analysis
• any other studies identified during concept plan 

review or EAF review (geotechnical, wetlands 
delineation, cultural resource survey)

(Cont.)



Preliminary Design Plans

 Preliminary Design Plans (cont.)
– Identify if any special districts required 

(drainage, sewer, water, etc.)
– Identify any open space including ownership, 

use, and/or restrictions
– Indicates if any variances are required 



Preliminary Plan



Preliminary Plan



Preliminary Plan Checklist (See Appendix)



Final Design Plan
 Advances the Preliminary Plan to Preparation for 

Construction

 Contains all Construction and Design Details

 Addresses any Conditions or Concerns of 
Preliminary Plan Review

 Implements Findings of Design Studies and 
Municipal SEQRA Review

 Contains all Technical Information Necessary for 
the Property to be Developed to Municipal 
Standards and Maps to be Recorded / Filed



Final Plan Checklist (See Appendix)



Subdivision Plan



Final Subdivision Plan
 Plan is Considered a Legal Instrument

 Parcel Divisions with Dimensional Information

– Distances and lengths

– Compass (angular) directions of lines

 Street Right-of-Ways and Easements

 Zoning Information, including Bulk Area Requirements and 
Setbacks

 Lot Numbers and Lot Areas

 Any Special Conditions of Subdivision to be Filed with the Plan

 Subdivision Notes (lot area requirements, conditions of 
approval)  See Appendix



Typical Subdivision Notes (See Appendix)



Grading Plan

 Existing and Proposed Ground Elevations (Contours)

 Contours: Lines that Connect Points of Equal Elevation

 Contour Intervals (1’, 2’ & 5’)



Contour Examples



Contour Examples



Grading Plan

 Slope:  A measurement of steepness. The vertical 
rise for 100’ of horizontal distance 
(% slope). Closer the contour lines, the steeper the 
slope.

 Cuts / Fills:  The difference between existing and 
proposed contour elevations



Grading Plan

 Illustrates Proposed Cuts and Fills of Topography

 Shows Existing and Proposed Vegetation Limits 
(Clearing Limits)

 Identify Existing and Proposed Drainage Patterns 
(Stormwater Flows Perpendicular to Contour Lines)

 Identify Locations for Storm Inlets and Other 
Drainage Features

 Proposed Building Elevations

(Cont.)



Grading Plan

 Proposed Stormwater Management Area Locations
 Grading Notes

– Topsoil reclamation
– Compaction requirements
– Slope stabilization

 Sequence of Construction
 Erosion Control Measures



Grading Plan



Construction Erosion Control Plan



Utility Plan
 Identifies Existing and Proposed Utility Systems to 

Serve Development
– Water supply (watermains)
– Sanitary and storm sewers
– Septic systems / wells (if required)
– Private utility systems (gas, electric, telephone)

 Contains Design Information for Systems
– Pipe size and material
– Invert or depth below ground
– Pipe slope (direction of flow)



Utility Plan
 Location of Appurtenances 

– Hydrants and water line valves
– Manholes and inlets

 Additional Easements for Utility Lines (Outside 
of Road Right-of-Way)
– Minimum 20’ easement width
– Width equals double the depth

 Contains Construction and Testing Notes of 
Regulatory Agencies (Water Authority and 
Health Department) 



Utility Plan



Profile Sheet
 Provides Side View of Proposed Roads and Utilities

– x. axis = centerline road station
– y. axis = elevation

 Plan Illustrates how Roads and Sewers Change in 
Elevation over their Length
– Road slope (0.50% min. / 8.0% maximum)
– Pipe slope and depth
– Potential pipe conflicts

 Very Effective in Identifying Utility Depths and 
Proposed Change to Existing Topography
(Cut or Fill)



Profile Sheet



Final Site Plan
 Typical Checklist Items 

– Zoning information

- Setbacks
- Lot coverage
- Parking requirements
- Building height

– Traffic flow patterns

- Point of access
- Ingress / egress
- Delivery areas
- Shared access



Final Site Plan
 Typical Checklist Items (cont.) 

– Traffic flow patterns

- Drive-thru circulation and queues
- Parking spaces (incl. handicap and ramps)
- Pedestrian access, including crosswalks

– Dumpster locations / enclosures

– Snow storage

– Land bank parking areas

– Greenspace calculation

– Location of proposed fencing



Site Plan



Landscape and Lighting Plan
 Landscaping

– Proposed plant materials
– SWMA plantings
– Building foundation plantings
– Seeding plan

 Lighting
– Types of lights

- MH = metal hallide
- HPS = high pressure sodium



Landscape and Lighting Plan

 Lighting (cont.)
– Pole height
– # of fixtures
– Lighting contours / foot candles
– Building mounted lighting



Landscape Plan



Lighting Plan



Appendix Materials

 Sample Notes

 Plan Checklists

 Sample Plans
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