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AGENDA
Albany County Planning and Zoning Commission
Regular Meeting
Tuesday, November 10, 2020
Regular Meeting @ 2:00 PM
PUBLIC MAY JOIN VIA ZOOM TELECONFERENCE
For information on how to join the meeting, please visit our website @ www.co.albany.wy.us or contact the
Planning Office no later than 5 p.m. on November 9, 2020

PLEDGE OF ALLEGIANCE
CALL TO ORDER/ROLL CALL
APPROVAL OF AGENDA
APPROVAL OF MINUTES – October 14, 2020 Regular Meeting and October 29, 2020 Special Meeting
DISCLOSURES
PUBLIC APPLICATIONS
A. Ivanoff Zoning Change LUC-06-20
B. Ivanoff Subdivision SD-05-20
C. Rocky Ridge Subdivision SD-08-20
CURRENT PLANNING PROJECTS
A. Wind Regulations Discussion
OTHER ITEMS/ANNOUNCEMENTS
A. Next Meeting December 9, 2020 at 2 p.m.
CITIZEN COMMENTS (non-agenda related topic)
ADJOURN REGULAR MEETING
*NOTE – The Albany County Planning and Zoning Commission may table action on any application for
which the Applicant or his/her representative is not present at the meeting for which the application
is scheduled.

Albany County Planning and Zoning Commission
REGULAR MEETING of October 14, 2020
Minutes
CALL TO ORDER/ROLL CALL (Time 2:00 p.m.)
A motion was made by Mr. Cunningham and seconded by Mr. Spiegelberg to
excuse Carl Miller (and Keith Kennedy, but he arrived at 2:08 p.m.).
The vote was unanimous.
Motion carried.
Approval of Agenda
A motion was made by Mr. Spiegelberg and seconded by Mr. Cunningham to
approve the agenda as presented.
The vote was unanimous.
Motion carried.
Approval of Minutes
A motion was made by Mr. Cunningham and seconded by Mr. Spiegelberg to
approve the minutes as presented.
The vote was unanimous.
Motion carried.
DISCLOSURES:
Chairman Moore disclosed that he was involved in the land transaction with the
applicant for the Rocky Ridge Subdivision application purchased the property
that is proposed for subdivision.
I.

PUBLIC APPLICATIONS
A. Ivanoff Zoning Change Application LUC-06-20
Mr. Gertsch, Planning Director, gave the staff report.
Representatives of the application spoke. Public comments were received.
Whether legal access to the subdivision was discussed.
A motion was made by Mr. Cunningham and seconded by Mr. Spiegelberg to
table the zoning change and subdivision applications while legal access to the
property is further researched by the applicant.
The vote was unanimous.
Motion carried.
B. Ivanoff Subdivision Preliminary and Final Plats SD-05-20
The staff report was not presented and no comments were taken.
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A motion was made by Mr. Cunningham and seconded by Mr. Spiegelberg to
table the zoning change and subdivision applications while legal access to the
property is further researched by the applicant.
The vote was unanimous.
Motion carried.
C. Jairell Subdivision Preliminary and Final Plats SD-06-20
Mr. Gertsch, Planning Director, gave the staff report.
A motion was made by Mr. Cunningham and seconded by Mr. Kennedy to
recommend approval of the Jairell Subdivision Preliminary and Final Plats
incorporating the findings of fact and conclusions of law as listed in the staff
report.
The vote was unanimous.
Motion carried.
D. Walters Subdivision Preliminary Plat SD-07-20
Mr. Gertsch, Planning Director, presented the staff report.
The shared well on the property was briefly discussed by the commission. It was
noted by the applicant that an easement exists on the property for the shared
well.
A motion was by Mr. Kennedy and seconded by Mr. Spiegelberg made to
recommend approval of the Walters Subdivision Preliminary Plat incorporating
the findings of fact and conclusions of law as listed in the staff report.
The vote was unanimous.
Motion carried.
E. 9H Energy Development Conditional Use Application CU-04-20
Mr. Gertsch, Planning Director, presented the staff report.
One comment from the public was heard.
There was a discussion by the commission concerning the notification of
surrounding landowners. Staff informed them that notice had been provided as
required (posted sign, notification in the Boomerang, and certified letters). It was
recommended that each surrounding landowner should be spoken to in person.
They also discussed screening of the project.
A motion was mad by Mr. Kennedy and seconded by Mr. Cunningham to
recommend approval of the 9H Energy Development Conditional Use
Application incorporating the findings of fact and conclusions of law as listed in
the staff report contingent upon a formal screening plan being presented to the
Board of County Commissioners.
F. Rocky Ridge Subdivision Preliminary Plat SD-08-20
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Mr. Gertsch, Planning Director, presented the staff report.
The commission discussed the proposed access from Quarterhorse Drive. There
was not a consensus as to whether legal access was sufficiently documented or
not. In addition, concerns were brought up regarding the lack of a
recommendation from the Wyoming Department of Environmental Quality.
A motion was made by Mr. Kennedy and seconded by Mr. Cunningham to table
the application until the Wyoming Department of Environmental Quality’s
review was received and better access documentation is provided
The vote was unanimous.
Motion carried.
II.

CURRENT PLANNING PROJECTS
A. Reschedule Wind Regulation Work Session
A motion was made by Mr. Kennedy and seconded by Mr. Cunningham to
schedule a work session to discuss the County’s wind energy regulations on
October 29th at 11 a.m.
The vote was unanimous
Motion carried
Meeting adjourned at about 4:21 p.m.
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Planning and Zoning Commission Work Session
Minutes 10/29/2020
Carl Miller was absent
All move the agenda
Cunningham:
Publicly accused of being biased – only interested in serving Albany County
Spiegelberg:
Rhode Island and Sweetwater regulations do not serve Albany County’s best interest
Doesn’t want to see hyper regulation destroy the wind industry
Example: Wyoming coal industry
Doesn’t feel that outside regulations have anything to do with Albany County
Cunningham:
Brings up the issues that Laramie County had with their wind farms
Spiegelberg:
Sweetwater regulations were done because of the amount of government land
Albany regulations have to do with private lands
No safety should be compromised
Cheyenne’s wind farm off of I-80 may not be beautiful but it comes down to property rights
Cunningham:
If you don’t regulate an industry it will squeeze through holes
If you don’t protect yourself you will be taken advantage of
Kennedy:
In line with Spiegelberg’s opinion
Sweetwater regulations were adopted because of their current situation
They are now looking to lessen their regulations
Fine with making minor changes to Sweetwater regulations
Problem with reaction to a single project for a whole county
Moore:
We see where energy and power is headed

Health and safety of the county is the most important thing
As well as private property rights
How can we take the regulations that we have and improve them?
Because 80% of Sweetwater County is government owned we are more in line to look Laramie County
Kennedy:
In his opinion there are 2 points from the memo that David Gertsch sent out to focus on
•
•

Light impact (entire decision is up to the FAA)
Liability/Insurance

Spiegelberg: Has three points to mention but doesn’t know if they will fit into the 10 points on the
memo
•
•
•

In reviewing the application the planning office could put more restrictions on the applicant and
he doesn’t feel right about that
Existing roads need to be beefed up for safety BEFORE ground is broken on the project
Turbines should be dismantled if something were to go wrong; we need a regulation for that in
addition to the state regulation

Gertsch: There is a statute stating that before anything is taken to the site the roads must be beefed up
Kennedy: Likes Spiegelberg’s third point and doesn’t see any additional cost going to the project owner
Spiegelberg: Wants to eliminate any wiggle room
Cunningham: agrees with Spiegelberg
1. Setbacks
Cunningham:
Current setbacks are not enough
Should be from property line, not the occupied structure
Brought up an email from Amanda Macdonald about the state cutting 100 Mega Watts from the project
State should be okay with the setbacks
Spiegelberg:
Understands that the density of turbines is 3 per square mile
Moore:
States the setbacks ¾ of a mile from a residence
Is okay with 5.5 times tower height away from platted subdivision
Gertsch:

Setbacks from property lines are to keep people safe
Setbacks from residences are for visual, light, and sound nuisances
Setbacks from property lines is for ice throw
5.5 times tower height is unreasonable from property lines
He included the Rhode Island PowerPoint for the studies not for the regulations
Spiegelberg:
Has a problem with the setbacks of ¼ miles or 5.5 times the height of the tower is too excessive
Cunningham:
Would increase the 5.5 times height of the tower because many people save all their money to invest
into their property
Kennedy:
Fine with current regulations
Would be okay with upping the setback to ½ mile from ¼ mile
Moore:
Can’t change the state minimums
Will the ¾ mile encumber a neighbor’s property
Okay with what the setbacks as they are
Spiegeleberg:
What regulation takes precedence?
Kennedy:
The most restrictive (all agree)
2. Noise
Kennedy:
Okay with 55 dBA at property line
Hard to imagine that turbines would be more annoying than interstate traffic
Doesn’t think it would make more noise than what is already there
Cunningham:
Agrees with Kennedy
Thinks there should be a noise study required to be sure there is no additional noise

Spiegelberg:
Doesn’t think an applicant should have to submit a computer model
Gertsch:
Doesn’t know if requirement to provide sound study by company to state
Albany requires 55 dBA at property line but doesn’t require proof
Kennedy:
How do we know what the baseline is before the project?
Cunningham:
Cost of sound study should be covered by the developer not the applicant
3. Water quality and quantity
Gertsch:
Need to make sure we protect the water
No knowledge that turbines pollute water
Spiegelberg:
Water is not an issue when mixing the concrete
4. Lighting
Moore:
Takes time for the system to realize what sets off the light sensor
Will take time for it to kick in
Realizes that the FAA has jurisdiction
Should we allow a project that doesn’t have ADLS lighting?
Spiegelberg:
Lighting should be left to the experts
Kennedy:
Require ADLS lighting if the FAA approves it
Look at communication tower lighting regulations
Cunningham:
Confident the lights will work properly
In favor of requiring ADLS if FAA approves it

Gertsch:
Believes the state requires ADLS lights
Spiegelberg:
Lights are imperative for air traffic safety
5. Liability/Insurance
Gertsch:
Don’t know what the industry standards are
Kennedy:
Current industry standard is $1million/$1million but thinks it should be $5million/$1million
Cannot let insurance lapse – operating the life of the project
Spiegelberg:
It is in the state requirements but should also be in the county regulations
Specific performance rather than money
6. Oversight of project to ensure compliance with the permit
Moore:
Very important to have oversight
Spiegelberg:
Consulting engineer who inspects during each phase
Paid for by the developer
7. Road use and maintenance
Gertsch:
Require a road maintenance agreement
Requires maps of where it will come from and go to
Spiegelberg:
Beef up roads before constructions starts
Kennedy:
Would any projects in adjacent counties use Albany County roads?
Gertsch:
We would know about it

8. Economic Impact
Kennedy:
Wants to see study done for industrial siting – prior to our appeal
Cunningham:
Are we selling the power? Does anyone need it?
Spiegelberg:
These are heavily subsidized projects – we shouldn’t scrutinize the applicant
9. Waste Disposal
Cunningham:
Blades take up a lot of space
No onsite disposal permitted
Permanent facility under contract
Kennedy:
Most worried about when project is decommissioned
But okay with the current regulations
10. Traffic
Cunningham:
Very concerned about traffic when blades are being moved
Spiegelberg:
Agrees – especially in 2 lane traffic
Moore:
Concerned for the county roads
More Comments:
Spiegelberg:
Concerned about the applicant being blindsided about other requirements
Moore:
Would like to see what money is coming in
Meeting ended at 1:42
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STAFF REPORT – LUC-06-20
September 18, 2020
To:
Prepared by:

Planning and Zoning Commission
David C. Gertsch, AICP, Planning Director

Summary of Application Information
Applicant:

Mary Ivanoff

Location:

3933 Kerry Lynne Lane

Legal Description:

Lot 7, Section 2, Township 15, Range 73

Request:

Change zoning of the 9.14 acre property from Rural Residential to Small Lot
Residential.

Current Zoning:

Rural Residential.

Current Use:

Residential (home and outbuilding)

Access:

The properties will be accessed from Kerry Lynne Land (private road)

Project Description and Purpose:
The applicant is requesting a zoning change from Rural Residential to Small Lot
Residential.

Reviews
Albany County Fire District #1: None received.
Laramie Rivers Conservation District: No comments.
Wyoming Game and Fish Department: No concerns.

Zoning Change Requirements
Applicable Sections of the Albany County Zoning Resolution
•
•

Chapter 3, Section 5
Chapter 5, Section 5

Notice:

Notice has been provided by posted sign, publication, and certified mailing as
required.

Findings Necessary for Approval:
1. The Applicant has provided the required site plans and/or survey.
2. The proposed zoning change generally follows the suggestions of the Albany County
Comprehensive Plan (ACCP), including, but not limited to the Long Range Growth
Plan and the Priority Growth Areas.
Staff comments:
•

This property is in a Priority Growth Area (PGA) 1. The ACCP states,
“Priority Growth Area (PGA) 1 is the equivalent to the City of Laramie’s
designated Urban Growth Area (UGA) (2007 City of Laramie Comprehensive
Plan). This is an area where City services may be able to be extended
efficiently. It is the area where the City is planning future extensions of roads,
water, sewer, and other public services financed through future development.
The intent is for properties in PGA 1 to develop to City densities and
standards, and annex or eventually annex to the City of Laramie” (page 27).

•

“Growth Efficiency is a measurement of the relative proximity to different
elements of public service and infrastructure that are needed to support
development” (page 25).

•

Long Range Growth Plan and Land Use Objectives:
o “LU1. Promote development patterns that are growth efficient and
logically sequenced to be efficiently served by public services. Direct
development to specific areas, facilitating this by phasing
infrastructure and service investments” (page 26).
o “LU3. Fulfill needs for various kinds of housing and employment
opportunities for current and future residents” (page 26).

3. The applicant has adequately addressed the following impacts:
a. Compatibility with Surrounding Properties:
Applicant’s Response: “The proposed subdivision lots complement the
surrounding properties. The smaller proposed lots that have 2.0 acres are sized
to between the smaller lots to the south east and the other larger lots in the
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area. Considering the surrounding lots are zoned rural residential the proposed
change to Small Lot Residential is subtle and supports growth. In addition to
being compatible with the surrounding properties the proposed lot falls into
the Priority Growth Area #1 shown on Map 3.9 in the Albany County
Comprehensive Plan. This subdivision contributes to both the future plan for
the county and the neighboring lots.”
Staff Comments: The change of zoning to allow a greater density is similar to
the rest of the area that has been developed along Kerry Lynne Lane. There
are multiple lots with lots sizes that are around 2 acres in this area. The
current and proposed zoning districts are intended for residential uses. This
proposal will not create any incompatible uses.
b. Screening and Buffering of Incompatible Zoning Districts:
Applicant’s Response: “No screening or buffering is required between rural
residential and small lot residential.”
Staff Comments: None
c. Consistent Patterns of Development:
Applicant’s Response: “Patterns of development are consistent with
surrounding land uses of rural residential and parcel sizes in the city and
county of 22 acres or less.”
Staff Comments: This area is already developed as a residential
neighborhood. The applicant is not proposing development contrary to what
currently exists.
d. Economic Impacts:
Applicant’s Response: “Positive economic impacts of a rural residential lot
will be to Albany County in the form of taxes and to local businesses for fuel,
food, and services. A road maintenance agreement will be in place for the
upkeep of Kerry Lynne Lane potentially increasing property values with a
properly maintained road.”
Staff Comments: None
e. Natural and Environmental Resource Impacts:
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Applicant’s Response: “The proposed subdivision produces an estimated
9,800 square feet of structures and two more partially impervious surfaces for
driveways. The added impervious surface produces negligible runoff that
should not impact neighboring properties. The two new lots will require water
wells and septic systems that are addressed in the report provided by Weston
Engineering. The soil is able to handle septic systems but due to shallow
bedrock may require mounded systems. The proposed lot will have minimal
impacts to the environment with single-family homes constructed. Negligible
storm water will be produced but best management practices for drainage
around the home or buildings are encouraged.
Staff Comments: Approval of a Small Wastewater Permit will be required
from Albany County prior to installation of additional wastewater systems.
f. Cultural Resource Impacts:
Applicant’s Response: “No impacts to cultural resources with the exception of
change of landscape with a homes constructed on it.”
Staff Comments: None
g. Road Network Impacts:
Applicant’s Response: “There will be minimal road network impacts to the
current surrounding roads. The planned subdivision adds two more single
family dwellings. The subdivision process requires the landowner to create a
road maintenance agreement for Kerry Lynne Lane creating easier
management for the road in the future.
Staff Comments: Proper documentation of access using Kerry Lynne Lane
needs to be provided.
h. Impacts on Public Services, Utilities and Public Facilities:
Applicant’s Response: “Impacts on public services include Albany County
road maintenance, police and fire protection. Roads: Wyoming Department of
Transportation; Fire Protection: Albany County Fire Department; Police
Protection: Albany County Sheriff Department; Electric: Carbon Power;
Water: South Laramie Water & Sewer District; Gas: Black Hills Energy; and
Phone/Internet: Century Link”
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Staff Comments: The proximity to the City of Laramie provides good access to
emergency responders.

Findings of Fact:
•

The Findings Necessary for Approval, as listed in this report, are incorporated herein as findings
of fact.

•

The applicant has provided a complete application and addressed the potential impacts associated
with this application.

•

Notice has been provided in accordance with Chapter 5, Section 5 of the Albany County Zoning
Resolution.

•

This proposal “generally follows the suggestions of the Albany County Comprehensive Plan
(ACCP)”.

•

The proposed density and lot sizes associated with Small Residential Zoning are consistent with
the surrounding area.

•

Legal access appears to exist based on documentation on record with the Albany County Clerk
(Albany County Clerk’s Office, Book 212 Page 150 and Book 213, Page 116).

•
Conclusions of Law:
The applicant is proceeding in accordance with the requirements of the Albany County Zoning
Resolution.
Staff Analysis
The proposal is consistent with the developed area along Kerry Lynne Lane in that the proposed
uses are residential, and the density is consistent with the lots to the east. This property is contiguous to
the City of Laramie municipal boundaries on its north property line. The City of Laramie currently does
not provide water and sewer services to this area, nor to my knowledge do they have any immediate
plans to do so.
This proposal is in Priority Growth Area (PGA) 1 which suggests that this area may be annexed
in the future. It is not clear if or when annexation of this area will occur. It doesn’t make sense for this
property to annex by itself. If annexation were to occur in the future, it would make the most sense to
annex all the existing parcels along Kerry Lynne Lane at the same time. The purpose of priority growth
areas is to direct development to the most cost-efficient areas of the County (page 26). PGA 1 is
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designated the highest priority area for development to occur. This area is growth efficient in the
following ways: it is near schools, emergency services, existing roads, power, and the area is already
developed for residential purposes.
Ultimately, this proposal will add one additional lot to the area. The property currently consists
of 2 legal parcels. The potential addition of one lot should have minimal impacts to this area.
Options
•

Approve

•

Deny

•

Table

Staff Recommendation
Approve the Ivanoff Zoning Change LUC-06-20 based upon and incorporating the Findings of Fact and
Conclusions of Law as stated in this staff report.
Attachments:
1. Application
2. Reviews
3. Maps
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Attachment 1. Application
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Attachment 2. Reviews

WYOMING GAME AND FISH DEPARTMENT
5400 Bishop Blvd. Cheyenne, WY 82006
Phone: (307) 777-4600 Fax: (307) 777-4699
wgfd.wyo.gov

GOVERNOR
MARK GORDON
DIRECTOR
BRIAN R. NESVIK
COMMISSIONERS
PETER J. DUBE – President
PATRICK CRANK – Vice President
RALPH BROKAW
GAY LYNN BYRD
RICHARD LADWIG
DAVID RAEL
MIKE SCHMID

August 19, 2020

WER 4505.93
Albany County Planning Office
LUC-06-20
Ivanoff Zoning Change
Albany County
David Gertsch
Planning Director
Albany County Planning Office
1002 South Third Street
Laramie, WY 82070
dgertsch@co.albany.wy.us
Dear Mr. Gertsch,
The staff of the Wyoming Game and Fish Department (Department) has reviewed the proposed
Ivanoff Zoning Change located in Albany County. We have no terrestrial wildlife or aquatic
concerns pertaining to this proposed zoning change.
Thank you for the opportunity to comment. If you have any questions or concerns please contact
Matt Fry, Habitat Protection Biologist, at 307-777-4510.
Sincerely,

Amanda Losch
Habitat Protection Supervisor
AL/mf/ct
cc:

U.S. Fish and Wildlife Service
Chris Wichmann, Wyoming Department of Agriculture
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STAFF REPORT – SD-05-20
Preliminary and Final Plats
Subdivision Name: Ivanoff Subdivision
Meeting Date: October 14, 2020
To:
Prepared by:

Planning and Zoning Commission
David C. Gertsch, Planning Director

Summary of Application Information
Applicant:

Coffey Engineering and Surveying, LLC

Owner:

Mary Ivanoff

Location:

3933 Kerry Lynne Lane

Request:

Approval of Preliminary and Final Plats and Subdivision Permit

Current Zoning:

Rural Residential (Small Lot Residential zoning is being requested in conjunction
with this application)

Current Use:

Residential

Access:

Access for each lot is directly off Kerry Lynne Lane a private road

Subdivision Type:

This application will be reviewed as a small subdivision

Reviews
Albany County Fire District #1: No comments.
Albany County Engineer: Bill Gorman, County Engineer, reviewed the plats and engineering report. He
noted a number of items that need to be corrected.
Wyoming Game and Fish Department: No terrestrial or aquatic concerns were noted.
State Engineer’s Office: The State Engineers Office is currently “not supportive” of the proposed
subdivision. They have requested that the applicant provide a plan to the Board of
Control for existing water rights associated with the property.
City of Laramie: The City of Laramie has requested denial of this subdivision application based on the
Laramie Comprehensive Plan. See their comments in the attached letter.

Applicable County Land Use Plans
Albany County Comprehensive Plan (ACCP)
•

This property is in a Priority Growth Area (PGA) 1. The ACCP states, “Priority Growth Area
(PGA) 1 is the equivalent to the City of Laramie’s designated Urban Growth Area (UGA) (2007
City of Laramie Comprehensive Plan). This is an area where City services may be able to be
extended efficiently. It is the area where the City is planning future extensions of roads, water,
sewer, and other public services financed through future development. The intent is for
properties in PGA 1 to develop to City densities and standards, and annex or eventually annex to
the City of Laramie” (page 27).

•

“Growth Efficiency is a measurement of the relative proximity to different elements of public
service and infrastructure that are needed to support development” (page 25).

•

Long Range Growth Plan and Land Use Objectives:
o “LU1. Promote development patterns that are growth efficient and logically sequenced to
be efficiently served by public services. Direct development to specific areas, facilitating
this by phasing infrastructure and service investments” (page 26).
o “LU3. Fulfill needs for various kinds of housing and employment opportunities for
current and future residents” (page 26).

Major Street Plan
Not applicable.

Summary of Subdivision Permit Requirements
Water:

A domestic well exists on lot 2. New wells will be required for lots 1 and 3.

Sewer:

A septic system exists on lot 2. New septic system will be required for lots 1 and 3.

Storm Drainage: A storm drainage report was complete for this proposal. The County Engineer has
provided some comments that should be addressed by the applicant.
Utilities:

Utility reviews had not been received at the time this report was written.

U.S. Postal Service: A review from U.S. Postal Service had not been received at the time this report was
written.
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Roads:

No new roads are being proposed. Kerry Lynne Lane, a private lane, will provide access
to each lot. The applicant has provided documentation of legal access on Kerry Lynne
Lane (Albany County Clerk’s Office, Book 212 Page 150 and Book 213, Page 116).

Road Maintenance: The applicant has provided a draft road maintenance agreement for the portion of
Kerry Lynne Lane in front of the subdivion. This agreement will need to be fully
executed and filed with the Albany County Clerk before or at the time the final plat.
Financial Assurance for Improvements: No improvements are being proposed.
Fire Protection: The Fire Warden may waive the fire safety requirement for this subdivision (see
Platting and Subdivision Regulations, Chapter IV, Section 6, B, 5).
Water Rights: The applicant is in the process of abandoning existing surface water rights.
Notice:

Notice has been provided in accordance with Albany County Platting and Subdivision
Regulations (ACPSR), Chapter IV, Section 9.

Findings of Fact:
•

The “Summary of Subdivision Requirements” listed in this staff report shall be incorporated as
findings of fact.

•

This application qualifies to be reviewed as a small subdivision in accordance with ACPSR,
Chapter IV, Section 6 and has met the standards of this process.

•

The Preliminary and Final Plats comply with the standards of the ACPSR.

•

Fire safety requirements may be waived by the Fire Warden (ACPSR, Chapter IV, Section 6, B,
5).

•

A road maintenance agreement has not been proposed for Kerry Lynne Lane from the proposed
subdivision to Vista Drive. The proposed agreement only addresses the portion of Kerry Lynne
Lane along the frontage of the proposed subdivision.

•

Legal access appears to exist based on documentation on record with the Albany County Clerk
(Albany County Clerk’s Office, Book 212 Page 150 and Book 213, Page 116).

•

Water rights on this property will be abandoned by the applicant.

Conclusions of Law:
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The applicant is proceeding in accordance with the requirements of the Albany County Platting
and Subdivision Regulations.

Staff Analysis:
This subdivision is being proposed in an area that developed previously. The density and lots
sizes that will result from the subdivision are consistent with surrounding properties. This
property currently consists of two parcels. This subdivision proposal will create an additional
property and move property lines.

A review of the Albany County Comprehensive Plan shows that this proposal is within Priority
Growth Area 1, the most desirable area for additional development. The proposal is “growth
efficient” and meets two of the Long Range Growth Plan and Land Use objectives.

This proposal currently lacks a road maintenance agreement for Kerry Lynne Lane to Vista
Drive. Current regulations require a road maintenance agreement with those who maintain a
privately maintained road. Planning staff typically advice that a road maintenance agreement be
created in similar situations. However, this has been questioned by the applicant. Currently, there
is not an existing entity established to maintain Kerry Lynne Lane that I am aware of. There is
not an existing road maintenance agreement on file either. There is a question as to whether a
road maintenance agreement is required if there is not an entity or road maintenance agreement
on file documenting private maintenance. I would recommend that you request legal clarification
as to whether a road maintenance agreement is required in this situation.

The City of Laramie is asking for the denial of this application based on non-conformance with
the City of Laramie Comprehensive Plan. The City of Laramie has interpreted W.S. § 34-12-103
(b) to require that the City and County Comprehensive Plans be applied as regulations within one
mile of City limits. The County has, thus far, taken a different stance. We believe comprehensive
plans should be used as guidance, but not applied as regulation. Unfortunately, to my knowledge,
there is no case law to interpret what the statutes “really” mean. I will note that the City of
Laramie has previously supported County development in PGA 1/UGA. They approved the
following County subdivisions in the PGA 1/UGA: Vista Buttes, Royal View, and J&R Laramie
4

Industrial Park. Each of these subdivisions were approved by the City of Laramie without a
request for annexation. However, these approvals occurred prior to the change in statutes
eliminating the City’s extraterritorial jurisdiction regarding subdivision review within one mile
of municipal boundaries.

Options:
•

Approve

•

Deny

•

Continue

Staff Recommendation:
Approve the preliminary and final plats and a subdivision permit for the Ivanoff Subdivision SD-05-20
based upon and incorporating the findings of fact and conclusions of law as stated in the staff report
contingent upon resolution of the road maintenance issue prior to final approval by the Board of County
Commissioners.
Attachments:
1. Application
2. Reviews
3. Maps
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Attachment 1. Application

Albany County Planning Office
1002 S. 3rd Street, Laramie, WY 82070
Phone: (307) 721-2568

Fax: (307) 721-2570

Email: planning@co.albany.wy.us

Application for Subdivision Permit
Preliminary Plat
Applicant

Final Plat

Coffey Engr. & Surveying LLC Attn: Ginger Brown

gbrown@coffey-engineering.com

Owner (if different from above) Mary Ivanoff
Address

307-742-7425

902 S. 3RD Street Laramie Wyoming 82070

Mailing Address
Email Address

Phone

Cell

Phone 307-760-0158

3933 Kerry Lynne Lane Laramie Wyoming 82070
All Correspondence Will Be Sent To The Applicant
As The Owner’s Representative
FEE

1.
2.
3.
4.
5.

PRELIMINARY PLAT FEE~~$300.00
FINAL PLAT FEE~~The GREATER OF $300.00 OR $50.00 PER LOT up to a
MAXIMUM of $2,500.00
PUBLIC NOTICE FEE- $100.00 for defraying notice expenses including
publication.
Engineering review fees will be reimbursed by the applicant to the county at
time of billing.
Fee Payable to Albany County Planning Office due with application!
INFORMATION

Subdivision Name

Ivanoff Subdivision

Site Address/Location

9.41

(acres or square feet) Present zoning rural residential
3.14
Average Lot Size ___ In Flood Zone
__ No
_Yes

Size of entire parcel?
No. of Lots 3_

3933 Kerry Lynne Lane Laramie Wyoming 82070

Proposed Use:
FOR OFFICE USE ONLY:
SD-____-_____
PIN # 05-_____-___-___-____-____.___
MAP REFERENCES: ________-_______
T
R
S

Date _________
Fee $ _________
Check Number _________
BCC Approval _________
PZC Approval _________

Subdivision Permit
Page 3 of 4

MUST BE COMPLETED BY TITLE INSURANCE COMPANY,
LICENSED ENGINEER, LICENSED SURVEYOR, LICENSED ARCHITECT
OR ATTORNEY
ACCORDING TO THE ALBANY COUNTY ASSESSOR’S RECORDS.
CERTIFICATION
Ginger S. Brown

I,
certify that the following attachment
is a complete list of property owners contiguous to the property lines of the parcel
located at:
3933 Kerry Lynne Lane Laramie Wyoming 82070
.
(Legal Description)

Please refer to plat for legal description

Signature
License #

PE 16481
Firm

Coffey Engineering & Surveying LLC

Subdivision Permit
Page 4 of 4

NOTICE REQUIREMENTS
Development Proposals – Albany County
1.

Mail: APPLICANT shall be responsible for mailing notice, by certified mail,
to contiguous owners of the proposed development. Notice of proposals for
development shall be mailed before both the planning and zoning commission
and the board of county commissioners at least fourteen (14) days prior to
consideration. Rights-of-way and easements shall not be considered as
dividing properties. Names and addresses for the surrounding property
owners shall be obtained from the Albany County Assessor’s Office.
APPLICANT shall submit to the Planning Department both an affidavit of
mailing of the certified mail notice and copies of the signed returns by
recipients of the notice. The affidavit and the receipt copies shall be
submitted to the planning office at least five (5) days prior to the respective
planning and Zoning commission and Board of County Commissioners
meetings.

2.

Publication: The Planning Department shall place in the local newspaper a
legal notice of the proposed development. The publication shall provide at
least 14 days notice of a development proposal before the Planning and
Zoning Commission and the Board of County Commissioners consideration.

3.

Signage: The APPLICANT shall obtain at the time of the application
submission; sign(s) to be placed along and clearly visible from each publicly
used road abutting the property. The sign shall state the property is being
proposed for development and shall give contact information for the Planning
Department. The sign(s) shall be posted at least 14 days prior to
consideration of a development proposal before the Planning and Zoning
Commission and the Board of County Commissioners. APPLICANT is
responsible for return of the signs in as good a condition as when obtained,
except for reasonable wear and tear.
Please check with the Planning Department staff as to the form and
wording of the notice.

ENGINEERING REPORT
PRESENTED FOR:
Ivanoff Subdivision
PREPARED FOR:
Mary Ivanoff
3933 Kerry Lynne Lane
Laramie, Wyoming 82070
(307) 760-0158

VISTA DRIVE

BILL NYE AVE

SITE
KERRY LYNNE LANE
INTERSTATE 80

PREPARED BY:
Coffey Engineering & Surveying, LLC
902 S. 3rd Street
Laramie, Wyoming 82070
307-742-7425 phone
307-742-7403 fax
www.coffey-engineering.com
September 28th, 2020
Project No. 2721.00
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INTRODUCTION
The site is located at 3933 Kerry Lynne Lane in the SW quarter of the SE quarter of
Section 2, Township 15 North, Range 73 West Albany County Wyoming. The site is
proposed to be subdivided in three lots totaling 9.14 acres. The site is accessed from
the south from Kerry Lynne Lane. The divided parcels starting from the west and
laying out the to the east have 2.50, 3.95 and 2.00 acres respectively. The proposed
middle lot includes all the existing structures and an existing driveway. In addition,
the middle lot has existing utilities including: power, a well and sewer treatment on
site. The two vacant lots are presumed to have gravel packed driveways and a
residence with a garage and a few sheds. All utilities will be addressed in the future
for the two undeveloped lots. The proposed lots are not in a flood plain. Remaining
considerations for development include zone change and storm drainage.
ZONE CHANGE
The existing 9.14-acre lot is zoned Rural Residential. The proposed zone is Small Lot
Residential allowing the land owner to subdivided the property into 2.0 acres
parcels. The proposed zone change encourages growth in Albany County and
supports the county’s growth plan. According to Map 3.5 of Chapter 3 of the 2008
Comprehensive Growth Plan, the proposed development falls in the Priority Growth
Area #1, which designates it as Urban Residential. This zone change fully supports
the counties growth plan and the locations of the proposed subdivision are
strategically placed to easily be annexed into the City of Laramie.
UTILITIES
No public water or sewer services currently serve the site. An existing well and septic
system provide service to the existing home which is located on lot 2. Electric is
located at this site and is supplied by Carbon Power & Light. Solid waste disposal
shall be serviced by a private entity that currently services the existing lot. No change
to the existing public utilities is proposed at this time as all utilities are in place for
the new homes. The list below includes public and private entities that service the
area.
Roads
Fire Protection
Police Protection
Electric
Solid Waste
Telephone

Wyoming Department of Transportation
Albany County Fire Department
Albany County Sheriff Department
Carbon Power
Wyoming Disposal Service
Century Link

ACCESS ROADS
The property is currently accessed from Kerry Lynne Lane. Kerry Lynne Lane is a
private road which connects to Vista Drive at the east. Proposed lots will access Kerry
Lynne Lane via gravel packed driveways.
Ivanoff Subdivision - Engineering Design Report

Page|3

Currently Vista Drive is maintained by the County and Kerry Lynne Lane is privately
maintained. The landowners for the proposed subdivision are currently preparing a
road maintenance agreement for Kerry Lynne Lane.
STORM DRAINAGE
Dwellings and supporting structures on each undeveloped lot are estimated to
increase the impervious surface by 5,000 square feet per lot accompanied with a
6,000 square-foot gravel packed driveway. Each driveway is considered 40%
impervious. All stormwater for the existing lot drains away from structures by
overland flow. Considering mild slopes, minimal increase in impervious surface and
location, the proposed subdivision produces negligible storm water. Despite small
flowrates being produced, proper grading and finished floor elevations are important
for the durability of the proposed structures. Stormwater inundation onto Lot 3 will
cause minor ponding in the north east corner of the lot. Due to this inundation, we
recommend a minimum finished floor elevation of 7320.70 for any dwellings
located on Lot 3.
No off-site drainage exists for this site. An existing berm on the north side of the
property and the existing high point on the west side of Lot 2 prevent off-site storm
flows from coming on site.
Soil Type and Topography
Soil types for the site were determined through information available from the
Natural Resources Conservation Service (NRCS) of the United States Department of
Agriculture. The composite soil on the site consists of 3 types of soil. In general the
site has fine sandy loam on the surface and becomes a cobbly sandy loam or
unweathered bedrock at 3 ft below the surface. For the remainder of the site a rock
out cropping contributes to existing impervious surface which appears to be located
near the boundary of the two defined subbasins in the. The slopes are generally 5.0%
or less with a few rocks having much steep slopes. The small rock outcropping
should not be a concern for drainage or development. See Appendix A for exact
details of soil types.
Pre-Development (Historic) Drainage Basins
The existing site contains a rock outcropping that forms the boundary of the
Subbasin A (2.60 acres) and Subbasin B (5.85 acres). The site does not have any
drainage features that cause water to channel, therefore all drainage flow paths
move slowly overland. An estimated 4,600 square-feet (0.11 acres) of existing
structures generate the impervious surfaces and roughly 5,900 square-feet (0.14
acres) of a hard-packed gravel driveway represents a surface that is 40% impervious.
The remaining surface contains grass and rocky soil rated primarily as an NRCS Soil
group A. Calculations show that Subbasin A produces 4.73 cfs and Subbasin B
produces 2.77 cfs during a 24-hour 100-year storm. Although Subbasin A is smaller
in size, Subbasin B has shorter flow paths and slightly steeper slopes. Table 1
contains a summary of subbasin and runoff details. For full details and information
refer to Appendix B. Refer to Appendix D for the drainage basin exhibit.

Ivanoff Subdivision - Engineering Design Report
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Table 1. Historic Drainage Basins and Runoff (Appendix B)
BASIN CHARACTERISTICS: AREA,
PRECENT IMPERVIOUS, NRCS SOIL
GROUP, AND RUNOFF
COEFFICENTS

ID

Area
Subbasin (Acre)
A
2.60
B

5.85

Total

8.45

%
IMP
6
5

INTENSITY
Flow
Path

Slope
(%)

(MIN)

DISCHARGE
FLOW (Q =
CFS )

(IN/HR)

NRCS
Overland
SOIL
I10
I100
Overland
Tc
(Ft.)
GROUP C10 C100
C
0.17 0.51
298
21.49 1.22 3.59
3.36
A
0.02 0.15
28.27 1.06 3.11
665
5.86
Total Q

Q10
0.55

Q100
4.73

0.15

2.77

0.70

7.51

Flood Hazard and Drainage Studies Relevant to the Site
Per FEMA Flood Insurance Rate Map number 56001C2770E the site falls in a Zone X
area within the 0.2% annual chance floodplain
Post Development Drainage Basins
Due to minimal expected development for the proposed site the historic drainage
basins remain the same for post development calculations. Proposed impervious
surfaces are estimated to be an additional 9,200 square feet (0.22 acres) putting
the total impervious surface at 13,800 spare feet (0.26 acres) or 3.7 percent by area
of impervious surfaces. In addition, two more gravel packed driveways are imminent
estimated each to have 5,900 square-feet (0.14 acres) of 40% impervious surface.
The additional structures and driveways bring the average impervious surface of
Subbasin A and Subbasin to 12% and 8% respectively. Post development drainage
calculations resulted in Subbasin A to produce 5.09 cfs and Subbasin B to produce
3.17 cfs. Refer to Table 2 for a summary of subbasin and runoff details. For all
drainage details refer to appendix C.
Table 2. Runoff and Allowable Discharge from Post Development Site (Appendix C)

ID

BASIN CHARACTERISTICS: AREA,
PRECENT IMPERVIOUS, NRCS SOIL
GROUP, AND RUNOFF
COEFFICENTS

Area
Subbasin (Acre)
A
2.60
B

5.85

%
IMP
12
8

INTENSITY
Flow
Path

Slope
(%)

(MIN)

(IN/HR)

NRCS
SOIL
Overland
I10
I100
Overland
Tc
GROUP C10 C100
(Ft.)
C
0.22 0.53
298
20.42 1.25 3.67
3.36
A
0.04 0.17
27.91 1.07 3.14

Ivanoff Subdivision - Engineering Design Report

DISCHARGE
FLOW (Q =
CFS )

Q10
0.72

Q100
5.09

0.24

3.17
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665
Total

5.86

8.45

Total Q

0.96

Criteria
The Rational Method is applied to calculate storm runoff for historic and post
development sub-basins. The historic and post development conditions were
calculated for the 10, 25, 50, and 100-year recurrence storm events. Reference has
been made in this report to Denver, Colorado’s, Urban Storm Drainage Criteria
Manual (USDCM) vol. 1. (Urban Drainage andf Flood Control District, 2016)
The Rational Method is applied to calculate storm runoff. According to this method,
the basin or sub-basin runoff is calculated by the equation,
Q=CIA
where,

Q = basin/sub-basin runoff in cubic feet per second (CFS)
C = a dimensionless runoff coefficient
I = intensity of the storm in inches per hour (in/hr)
A = area of the basin/sub-basin in acres.

The storm intensity (I) is derived from the city of Laramie Precipitation Values which
used data from USGS Water Resources Investigation (USGS).
The overall time of concentration for a basin (Tc), is composed of the sum of the time
of concentration for overland flow (ti) and the time of concentration for flow in swales,
channels, or conduits (tt). the time of concentration is given the equation,
Tc = ti + tt
where, ti is calculated using the FAA formula as prescribed in the USDCM,

where,

𝑡𝑡𝑖𝑖 =

1.8 ∗ (1.1 − C5) ∗ 𝐿𝐿1/2
𝑆𝑆1/3

C5 = a runoff coefficient for the 5-year storm, Table 6-5 in the USDCM
L = distance of overland flow, feet
S = slope of the basin, percent

Furthermore, tt is calculated from the USDCM, Equation 6-4 formula,

where,

𝑡𝑡𝑡𝑡 =

𝐿𝐿
60𝑉𝑉

L = distance of flow in a water course, feet.
V = velocity of flow, feet per second (fps).

Ivanoff Subdivision - Engineering Design Report
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8.26

100-YEAR STORM AREA OF INDUDATION HOLDING VOLUME
Project:
IVANOFF SUBDIVISION
Basin Description:
Contour
Elevation

Contour
Area
(sq. ft)

Depth
(ft)

Incremental
Volume
Avg. End
(cu. ft)

Cumulative
Volume
Avg. End
(cu. ft)

7,319.60
7,319.70

808.55
11,344.38

N/A
0.10

N/A
607.65

0.00
607.65

_______________
DATE

AVE

NOTICE IS HEREBY GIVEN THAT BASIC ACCESS TO RURAL PROPERTIES AND RESPONSE
BY EMERGENCY SERVICES MAY BE LIMITED OR UNAVAILABLE DUE TO FACTORS
INCLUDING, BUT NOT LIMITED TO, ADVERSE WEATHER CONDITIONS THAT MAY ARISE AT
ANYTIME, OR THE REMOTENESS OF THE PROPERTY, OR COMBINATION THEREOF.

TWO PARCELS OF LAND AS DESCRIBED IN DOCUMENT 2015-2203 RECORDED AT THE
ALBANY COUNTY CLERK AND RECORDS OFFICE BEING MORE PARTICULARLY DESCRIBED
AS FOLLOWS:
COMMENCING AT THE EAST FORT SANDERS MILITARY RESERVATION CLOSING CORNER
BEING A 2.5” ALUMINUM CAP STAMPED LS 11484 FOUND;

.
__________ _________________
CHAIRMAN

SITE

_______________
DATE

THENCE NORTH 89°44'12” WEST 1604.00 FEET ALONG THE NORTH LINE OF SAID FORT
SANDERS MILITARY RESERVATION TO A REBAR FOUND AND THE POINT OF BEGINNING
OF THIS DESCRIPTION;

ATTEST:

KERRY LYNNE LANE
I-80

THENCE SOUTH 00°02'11 EAST 394.41 FEET TO A POINT ON THE NORTH RIGHT-OF-WAY
OF KERRY LYNNE LANE AND A REBAR FOUND;

_____________________________________
JACKIE GONZALES, ALBANY COUNTY CLERK

THENCE CONTINUING SOUTH 00°02'11 EAST 40.00 FEET TO A POINT ON THE CENTERLINE
OF KERRY LYNNE LANE;

APPROVAL OF COUNTY ENGINEER

THENCE NORTH 89°46'21” WEST 737.71 FEET ALONG SAID CENTERLINE OF KERRY LYNNE
LANE;

______________________________________
BILL GORMAN, P.E.
COUNTY ENGINEER

VICINITY MAP
SCALE: 1" = 1000'

THENCE NORTH 00°13'39” EAST 40.00 EAST TO A POINT ON THE NORTH RIGHT-OF-WAY
OF KERRY LYNNE LANE AND A REBAR FOUND;

_______________
DATE

THENCE NORTH 89°55'04” WEST 195.21 FEET TO A REBAR FOUND;
THENCE NORTH 00°11'23” EAST 395.48 FEET TO A POINT ON THE NORTH LINE OF THE
FORT SANDERS MILITARY RESERVATION AND A REBAR FOUND;
THENCE SOUTH 89°44'12” EAST 931.18 FEET ALONG SAID NORTH LINE OF THE FORT
SANDERS MILITARY RESERVATION AND THE POINT OF BEGINNING.

DATE

VISTA DR.

E.
AV

NYE

KNOW ALL MEN BY THESE PRESENTS, THAT THE UNDERSIGNED ARE THE OWNERS IN FEE
SIMPLE, OF THE LAND SHOWN HEREON, AND THAT THEY WITH FREE CONSENT, DO
HEREBY CERTIFY THAT THEIR DESIRE IS TO SUBDIVIDE INTO LOTS, BLOCKS, OPENSPACE,
STREETS, AND EASEMENTS, TO BE KNOWN AS IVANOFF SUBDIVISION TO ALBANY
COUNTY, WYOMING, LOCATED IN SECTION 2, TOWNSHIP 15 NORTH, RANGE 73 WEST OF
THE 6TH P.M., ALBANY COUNTY, WYOMING AND THEY DO HEREBY DEDICATE TO PUBLIC
USE SAID STREETS AND EASEMENTS AS SHOWN HEREON;

CHECK
DRC

BOULD

D
AN
GR

BILL

DEDICATION

THIS PLAT HAS BEEN SUBMITTED TO AND APPROVED BY THE BOARD OF COUNTY
COMMISSIONERS OF ALBANY COUNTY, WYOMING.
SUCH APPROVAL DOES NOT OBLIGATE ALBANY COUNTY FOR THE CONSTRUCTION OR
MAINTENANCE OF ANY STREETS OR ROADS UNLESS SPECIFICALLY ACCEPTED BY
SEPARATE RESOLUTION.

REVISED
REQUEST BY
ADDRESS COUNTY COMMENTS

ER DR.

COUNTY COMMISSIONER'S CERTIFICATE:
BEECH ST.

REVISED
REQUEST BY

SEC. 2, T15N, R73W, 6TH P.M.
ALBANY COUNTY, WYOMING

DATE
9/28/20

________________________
CHAIRMAN

CHECK

PRELIMINARY PLAT
IVANOFF SUBDIVISION

CERTIFICATE OF ALBANY COUNTY PLANNING AND ZONING COMMISSION:

OHE

OHE

OHE

OHE

OHE

OHE

OHE

OHE

SAID SUBDIVISION CONTAINS 9.12 ACRES, MORE OR LESS AND IS SUBJECT TO
EASEMENTS, RESERVATIONS, COVENANTS AND RESTRICTIONS PRESENTLY OF RECORD IN
THE OFFICE OF THE COUNTY CLERK FOR ALBANY COUNTY, WYOMING.

X

X

X

X

X

X

X

X

X

X
X

INCLUDING THE RELEASE AND WAIVER OF ALL RIGHTS UNDER AND BY VIRTUE OF THE
HOMESTEAD AND EXEMPTION LAWS OF THE STATE OF WYOMING.

X

X

X

OHE

THAT THE SURVEYING AND LAYING OUT INTO LOTS, BLOCKS, OPENSPACE, STREETS, AND
EASEMENTS, TO BE KNOWN AS IVANOFF SUBDIVISION TO THE COUNTY OF ALBANY,
WYOMING, IS WITH THE FREE CONSENT AND DESIRES OF THE UNDERSIGNED OWNERS
AND PROPRIETORS, THAT THEY ARE THE OWNERS IN FEE SIMPLE THEREOF AND THAT
THEY DO HEREBY DEDICATE TO THE PUBLIC THE USE OF THE STREETS AS SHOWN ON
THIS PLAT AND DO HEREBY DEDICATE FOR PUBLIC UTILITY USE THE DRAINAGE AND
UTILITY EASEMENTS AS SHOWN HEREON.

X

N
X

X

X

X

DRC

X

OHE

X

X

Project:
Drawing:
Drafted By:
Date:
Rev. Date:
Check By:

X

OHE

X

OHE

X

OHE

X

OHE

X

OHE

X

OHE

X

OHE

X

OHE

X

X

X

X

OWNER:

X

50'
SCALE: 1" = 50'

100'

MARY IVANOFF

MARY IVANOFF (OWNER)

STATE OF _______________ )
) SS
COUNTY OF______________ )

X

X

THE FOREGOING DEDICATION OF PLAT WAS ACKNOWLEDGED BEFORE ME BY
MARY IVANOFF

X

X

ON THIS_______________ DAY _____________________________, 2020
WITNESS MY HAND AND OFFICIAL SEAL

X

X

X

X

X

X

______________________________________
NOTARY PUBLIC

X
X

X

MY COMMISSION EXPIRES_________________________

SEC. 2, T15N, R73W, 6TH P.M.
ALBANY COUNTY, WYOMING

X

X

X

PRELIMINARY PLAT
IVANOFF SUBDIVISION

X

X

X

X

X

0

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

902 S. 3rd St., Laramie, WY 82070
[P] 307-742-7425 [F] 307-742-7403

OHE

2721.00
BS
CGT
8/3/20

TOGETHER WITH ALL AND SINGULAR THE TENEMENTS, HEREDITAMENTS AND
APPURTENANCES THEREUNTO BELONGING OR ANYWISE APPERTAINING AND ALL
IMPROVEMENTS THEREON.

OHE
X
7230

Sheet:

1

1

_______________
DATE

THENCE SOUTH 00°02'11 EAST 394.41 FEET TO A POINT ON THE NORTH RIGHT-OF-WAY
OF KERRY LYNNE LANE AND A REBAR FOUND;

_____________________________________
JACKIE GONZALES, ALBANY COUNTY CLERK

THENCE CONTINUING SOUTH 00°02'11 EAST 40.00 FEET TO A POINT ON THE CENTERLINE
OF KERRY LYNNE LANE;

APPROVAL OF COUNTY ENGINEER

THENCE NORTH 89°46'21” WEST 737.71 FEET ALONG SAID CENTERLINE OF KERRY LYNNE
LANE;

______________________________________
BILL GORMAN, P.E.
COUNTY ENGINEER

THENCE NORTH 00°13'39” EAST 40.00 EAST TO A POINT ON THE NORTH RIGHT-OF-WAY
OF KERRY LYNNE LANE AND A REBAR FOUND;

_______________
DATE

THENCE NORTH 89°55'04” WEST 195.21 FEET TO A REBAR FOUND;
THENCE NORTH 00°11'23” EAST 395.48 FEET TO A POINT ON THE NORTH LINE OF THE
FORT SANDERS MILITARY RESERVATION AND A REBAR FOUND;
THENCE SOUTH 89°44'12” EAST 931.18 FEET ALONG SAID NORTH LINE OF THE FORT
SANDERS MILITARY RESERVATION AND THE POINT OF BEGINNING.

DATE

TOGETHER WITH ALL AND SINGULAR THE TENEMENTS, HEREDITAMENTS AND
APPURTENANCES THEREUNTO BELONGING OR ANYWISE APPERTAINING AND ALL
IMPROVEMENTS THEREON.
SAID SUBDIVISION CONTAINS 9.12 ACRES, MORE OR LESS AND IS SUBJECT TO
EASEMENTS, RESERVATIONS, COVENANTS AND RESTRICTIONS PRESENTLY OF RECORD IN
THE OFFICE OF THE COUNTY CLERK FOR ALBANY COUNTY, WYOMING.
INCLUDING THE RELEASE AND WAIVER OF ALL RIGHTS UNDER AND BY VIRTUE OF THE
HOMESTEAD AND EXEMPTION LAWS OF THE STATE OF WYOMING.
THAT THE SURVEYING AND LAYING OUT INTO LOTS, BLOCKS, OPENSPACE, STREETS, AND
EASEMENTS, TO BE KNOWN AS IVANOFF SUBDIVISION TO THE COUNTY OF ALBANY,
WYOMING, IS WITH THE FREE CONSENT AND DESIRES OF THE UNDERSIGNED OWNERS
AND PROPRIETORS, THAT THEY ARE THE OWNERS IN FEE SIMPLE THEREOF AND THAT
THEY DO HEREBY DEDICATE TO THE PUBLIC THE USE OF THE STREETS AS SHOWN ON
THIS PLAT AND DO HEREBY DEDICATE FOR PUBLIC UTILITY USE THE DRAINAGE AND
UTILITY EASEMENTS AS SHOWN HEREON.

N

DRC

VICINITY MAP

ATTEST:

OWNER:
0

50'
SCALE: 1" = 50'

100'

MARY IVANOFF

MARY IVANOFF (OWNER)

STATE OF _______________ )
) SS
COUNTY OF______________ )
THE FOREGOING DEDICATION OF PLAT WAS ACKNOWLEDGED BEFORE ME BY
MARY IVANOFF
ON THIS_______________ DAY _____________________________, 2020
WITNESS MY HAND AND OFFICIAL SEAL
______________________________________
NOTARY PUBLIC
MY COMMISSION EXPIRES_________________________

1)
2)
3)
4)
5)

THERE IS NO PROPOSED CENTRAL WATER FOR PARCELS SHOWN.
THERE IS NO PROPOSED CENTRALIZED SEWAGE SYSTEM FOR PARCELS SHOWN.
THERE IS NO PUBLIC MAINTENANCE OF ROADS FOR PARCELS SHOWN.
THE RIGHT IS GRANTED TO THE COUNTY TO DECLARE ANY OR ALL STREETS, ALLEYS
OR ROADWAYS WITHIN THE SUBDIVISION AS COUNTY ROADS AND ARE DEDICATED
FOR PUBLIC USE.
THE SURFACE ESTATE OF THE LAND TO BE SUBDIVIDED IS SUBJECT TO THE FULL
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Attachment 2. Reviews

State Engineer’s Office
HERSCHLER BUILDING, 4-E CHEYENNE, WYOMING 82002
(307) 777-7354
FAX (307) 777-5451
seoleg@seo.wyo.gov

MARK GORDON
GOVERNOR
GREG LANNING, P.E.
STATE ENGINEER

September 14, 2020
Albany County Board of Commissioners
525 Grand Avenue
Laramie, WY 82070

RE:

Ivanoff Subdivision (WDEQ 20-295), Albany County

Dear Commissioners:
The State Engineer’s Office – Ground Water Division received application material related to the Ivanoff
Subdivision from the Wyoming Department of Environmental Quality, requesting information and advice
to the Water Quality Division. Our office reviewed the referenced submittal in compliance with W.S.
18-5-306(c)(i) and is NOT SUPPORTIVE of the granting of this proposal at this time.
The proposed subdivision is to be located in parts of the SW¼SE¼ of Section 2, T15N, R73W, Albany
County, Wyoming. The subdivision is made up of 3 lots. Water supply is proposed to be provided by
individual on lot wells. Based upon the review of both the subdivision application and a preliminary
search of the agency’s water rights database, the State Engineer’s Office offers the following:
1. If any new wells are proposed, they must be constructed in accordance with the State Engineer’s
Office Rules and Regulations, Part III, Water Well Minimum Construction Standards. An approved
permit from the Wyoming State Engineer’s Office is required prior to the drilling of any water well.
2. The procurement of the necessary and appropriate State Engineer water right permit allows the
applicant to attempt to develop a water supply adequate to meet the proposed needs, and is no
guarantee that any water will be physically available.
3. Any well not to be used must be properly plugged and abandoned as outlined in the above referenced
rules and regulations.
4. Any wells developed for uses that do NOT fall within the definition of domestic or stock use require
adjudication by the Board of Control.
5. The water right search revealed other existing water rights attached to the subdivision lands. Those
water rights must be addressed as outlined in Wyoming Statute 18-5-306(a)(xi). To date, the Board of
Control has not received this required documentation.
Wyoming Statute 18-5-306(a)(xi):

Surface Water
(307) 777-6475

Ground Water
(307) 777-6163

Board of Control
(307) 777-6178

(xi)

With respect to any water rights appurtenant to lands to be subdivided in accordance with this chapter
and prior to final approval of the subdivision the subdivider shall provide the following:
(A) The intended disposition of the water rights, by:
(I)

Evidence that the subdivider has submitted to the state engineer the documentation necessary
to relinquish the water rights and has notified purchasers and the board of this action;

(II) Evidence that the subdivider has submitted to the state engineer the documentation necessary
to change the use, place of use or point of diversion to provide for beneficial use of the water
rights outside the subdivision; or
(III) A plan, a copy of which was submitted to and approved by the State Engineer prior to the final
approval of the subdivision application, for the distribution of the water rights appurtenant to
the land to be subdivided. The plan shall specify the distribution of the water to the lots within
the subdivision and shall include all appropriate applications for change of use, change of place
of use or change in point of diversion or means of conveyance in accordance with W.S.
41-3-103, 41-3-104 or 41-3-114.
(B) If the subdivision is located within lands, served by or crossed by a ditch, irrigation company or
association or by an unorganized ditch, evidence that the plan has been submitted, at least sixty (60)
days prior to the submittal of the application for the subdivision permit to the company, or
association, or the remaining appropriators in the case of an unorganized ditch for their review and
recommendations;
(C) Evidence that the subdivider will specifically state on all offers and solicitations relative to the
subdivision his intent to comply with this paragraph and that the seller does not warrant to a
purchaser that he shall have any rights to the natural flow of any stream within or adjacent to the
proposed subdivision. He shall further state that the Wyoming law does not recognize any riparian
rights to the continued natural flow of a stream or river for persons living on the banks of the stream
or river;
(D) If the subdivision is located within the boundaries of an irrigation district that is subject to the
provisions of title 41, chapter 7 of the Wyoming statutes, the application shall include a review and
recommendations from the irrigation district regarding the attached water rights and the irrigation
district's easements. If there is a conflict with the irrigation district's recommendations, the applicant
shall certify that it has met with and made a good faith effort to resolve any conflicts with the
irrigation district; and
(E) If the subdivision will create a significant additional burden or risk of liability to the irrigation
district, company, association or remaining appropriators including appropriators on an unorganized
ditch, the applicant shall provide an adequate and responsible plan to reduce or eliminate the
additional burden or risk of liability.

In summary, the State Engineer’s Office is NOT SUPPORTIVE to the granting of this proposal based on
our evaluation under W.S. 18-5-306 (a) (xi) until item 5 has been adequately addressed.
In all correspondence regarding this application, please reference “State Engineer Subdivision Review
Number 2020-23-5”.
If you have any questions, please feel free to contact me at (307) 777-6166, or if you prefer email, at
markus.malessa@wyo.gov. Thank you for the opportunity to comment on the subdivision application.

Sincerely,

Markus Malessa
Natural Resources Analyst

Cc:

Dennis Lewis, P.E., DEQ Water Quality Division, 200 W. 17th Street, Cheyenne, WY 82002
Lisa Lindemann, Administrator, Ground Water Division
Nathan Graves, P.E., Administrator, Surface Water Division
Cheryl Timm, Administrator, Board of Control Division
Brian Pugsley, Superintendent, Water Division I
Josh DeBerard, Hydrographer/Commissioner, Water Division I, District 4A

David C. Gertsch
From:
Sent:
To:
Subject:

Tony Hoch <tony.hoch@lrcd.net>
Tuesday, August 25, 2020 3:02 PM
David C. Gertsch
RE: Request to Review Ivanoff Subdivision Application SD-05-20

I have no substantial comments on the Ivanoff Change of Use or Subdivision applications.
Tony Hoch
Director
Laramie Rivers Conservation District
5015 Stone Rd.
Laramie, WY 82070
307‐721‐0072
tony.hoch@lrcd.net

From: David C. Gertsch [mailto:DGertsch@co.albany.wy.us]
Sent: Thursday, August 13, 2020 4:51 PM
To: Alan J. Frank <AFrank@co.albany.wy.us>; bill@gormanengineering.com; Chad Dinges <CDinges@co.albany.wy.us>;
Chris Van Aken <CVanAken@co.albany.wy.us>; David S. O'Malley <DOMalley@co.albany.wy.us>;
david.l.carlson@usps.gov; david.w.wilson@usps.gov; Gena Munari <GMunari@co.albany.wy.us>; Grant Showacre
<GShowacre@co.albany.wy.us>; Jenna Strain <JStrain@co.albany.wy.us>; Karen Bowman
<KBowman@co.albany.wy.us>; laura.j.cavey@usps.gov; Legal Request <legalrequest@co.albany.wy.us>; Peggy Trent
<PTrent@co.albany.wy.us>; Rob Fisher <JFisher@co.albany.wy.us>; sigel_a@aol.com; Tony Hoch <tony.hoch@lrcd.net>;
wgfd.hpp@wyo.gov
Cc: Derek Teini <DTeini@cityoflaramie.org>
Subject: Request to Review Ivanoff Subdivision Application SD‐05‐20
Hello,
I have attached the Ivanoff Subdivision Application SD‐05‐20 for your review. If you would like to comment, please do so
by August 28th.
Thanks,
David C. Gertsch
Planning Director, Albany County
Office (307)721-2568
Direct (307)721-1866
1002 South Third Street
Laramie, WY 82070
www.co.albany.wy.us/planning.aspx
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City of Laramie
City Manager’s Office
P.O. Box C
Laramie, WY 82073

(307) 721-5226
fax (307) 721-5211

August 28, 2020
Albany County Planning Office
Attn: David Gertsch
1002 S. 3rd Street
Laramie, WY 82070
RE: SD-05-20 – Ivanoff Subdivision – City of Laramie Official Comments
Dear David Gertsch,
On August 13, 2020, David Gertsch, Planning Director for Albany County provided information regarding the
Ivanoff Subdivision, for comment and review. Per WSS 34-12-103 the City has provided comments related to
the Ivanoff plat. The City of Laramie’s comments are as follows:
The City Requests that this subdivision be denied based on non-conformance with the jointly adopted City of
Laramie Comprehensive Plan, as approved by the City of Laramie Planning Commission and City Council and
the concurrence of the Albany County Planning and Zoning Commission (May 17, 2007) and Albany County
Board of Commissioners (June 5, 2007).
This subdivision is located within the Urban Growth Area for the City of Laramie as shown on Map 7.2 of the
City of Laramie Comprehensive Plan (attached) and is adjacent to the City Limits. Within the Urban Growth
Area, the plan states:
•

“Shown by Map 7.2, Urban Growth Area, is the suggested area for which future development should be
focused. These areas shown, should be the areas where the City is planning expansions of roads, water,
sewer, and the extension of public services. All improvements associated with development should be
completed to full city standards and should be annexed at the time of development. The figure also
provides for additional development of the airport area, where expansion of airport‐related and industrial
uses have been proposed. (Page 7-3)”

•

“Some of the urban growth area for Laramie falls outside of the city limits. It is essential that this area
develop with predetermined standards that match or closely compare to existing city standards.
Improvements standards for sewer, water, roads, lot size, parks, schools, utilities among many other items
must be considered as these areas develop. Annexation of these areas is also likely at the time of
development. Growth should proceed but only under the recommendations found in this plan. It will be
essential to incorporate the finding found in other chapters of this plan as well as maps in determining
where and how urban growth should occur. Properties located in the Urban Growth Areas still must
conform to other restrictions or conditions that may be found in other chapters such as the Parks and
Recreation Chapter and on maps such as Map 7.3, Development Limitation Areas. (Page 7-6)”

Based on the County’s requirement to adhere to WSS 34-12-103.(b).(i) denial of this subdivision application
is the only option for the County to consider. Denial by the County would require the owners to Annex into
the City and follow all required standards for Development as required by the City of Laramie if they choose
to develop.

THE GEM CITY OF THE PLAINS

BUILDING COMMUNITY

COL/CMO/EA—Rev. 6/26/17

In addition to the language found in the City of Laramie Comprehensive Plan, a Plan which Albany County has
jointly concurred with per WSS, Albany County’s own plan also supports annexation of this property. This
land is located within Priority Growth Area 1 which recommends that this area be annexed. Albany County’s
Plan states:
•

“PGA 1 is the equivalent to the City of Laramie's designated Urban Growth Area (UGA) (2007 City of
Laramie Comprehensive Plan). This is an area where City services may be able to be extended efficiently. It
is the area where the City is planning future extensions of roads, water, sewer, and other public services
financed through future development. The intent is for properties in PGA 1 to develop to City densities and
standards, and annex or eventually annex to the City of Laramie.”

Based on both the jointly concurred with City Comprehensive Plan, in addition to Albany County’s own
Comprehensive Plan this subdivision should be denied by Albany County. Development directly adjacent to
the City limits, such as this property should only be considered for development once annexed. Not requiring
annexation goes against proper planning practices and jeopardizes future development for the City of
Laramie and Albany County by limiting development within the community by surrounding the city with
rural county development, limiting the City’s growth.
This property is ripe for annexation and no other option should be considered by the County; the property is
adjacent to City Limits, City and County Plans recommend annexation, water, sewer and other City services
are found less than a few hundred feet away and can be provided to the area.
In addition to the request for denial of the subdivision based upon the jointly adopted City of Laramie
Comprehensive Plan, County Comprehensive Plan and Major Street Plan, the following additional comment
are being provided:
1.
2.
3.

No lot or block designation has been given for the lots on the plat. The City requests a block designation be
required where the lots are located on the map.
The City requests that Kerry Lynne Lane be dedicated right-of-way per WSS 34-12-103.(b).(iii).
New construction of structures shall comply with the current International Code series adopted by the
State of Wyoming and the City of Laramie, at the time of new construction, to meet the requirements for
future possibilities of annexation into the City of Laramie. The State of Wyoming and the City of Laramie is
currently on the 2018 International Code Council Series. Any construction not to these standards could
preclude the owner of annexation until improvements are made.

As stated above, this is an official response from the City as allowed per City Council Resolution 2019-42, WSS
34-12-103 and as an adjacent property owner to this Subdivision request. These requests directly align with
adopted plans of the City and County as well as Chapter 4, Intergovernmental Relations of the Albany
Comprehensive Plan, and we believe will increase efficiency, saves effort, allows our governments to be
proactive, creates predictability, consistency and understanding and finally creates ownership of the plans in
which we have adopted. Finally, as required by WSS 34-12-103 any comment in which the board disagrees
with, the board shall respond in writing as to the items of disagreement. The city requests this document be
provided and that the City be given time to review, before any decision on the subdivision is made.
Thank you,

Todd Feezer,
Assistant City Manager, City of Laramie

DRAFT
Todd Feezer, Assistant City Manager
City of Laramie
PO Box C
Laramie, WY 82073
Re: Response to City of Laramie’s comments on the Ivanoff Subdivision Application

Dear Mr. Feezer:
Thank you for your comments. We are grateful for your involvement and concern for future
development in Albany County. Albany County has reviewed the comments provided
concerning the Ivanoff Subdivision application. As per W.S. § 34-12-103, our official response
follows.
Consistency with the County and City Comprehensive Plans in General
While our adopted comprehensive plans are an important tool for the planning of future growth,
the implementation typically occurs with the adoption of policies through land use regulations.
Counties implement these policies through the adoption of zoning and subdivision regulations.
There is case law that has confirmed this. One such case states, “A comprehensive plan is
generally a perquisite for the adoption of zoning resolutions…Since comprehensive plans lack
the legal effect of zoning laws, which actually regulate land use, the county plan by itself had no
regulatory authority.” (Ford v. Board of County Commissioners of Converse County).
The platting statutes require that “to the extent practical” applications are “consistent with any
applicable city and county land use or comprehensive plan” (W.S. § 34-12-102). While
consistency is important, Ford v. Board of County Commissioners of Converse County
emphasizes the lack of regulatory authority that comprehensive plans have. Even with the
amended platting statutes, comprehensive plans do not appear to become regulation.
These new statutes have not been legally tested (no case law exists). There is no guidance on
how to apply them properly. Until such a legal test occurs, the County will continue to interpret
them as explained above.
Annexation
While annexation or eventual annexation is noted in the City and County’s comprehensive plans,
the practicality of this is not inherent in your letter. This proposal exists in a developed area.
Requiring city services to create an additional lot in a developed area seems to be unnecessary.
In addition, city density’s in this neighborhood would not be consistent with the current
development pattern along Kerry Lynne Lane. The proposed subdivision will be accessed from
Kerry Lynne Lane, a private road, which intersects with Vista Drive, a County Road. The
proposed access does not include City streets. It doesn’t seem practical to annex three lots on a

private road that connect to a County road. While you argue that this proposal is inconsistent
with our comprehensive plans, there is no argument being made that shows any practicality with
what you would like to require. The application of the comprehensive plan recommendation
must be practical, as per W.S. § 34-12-102. There does not appear to be a practical reason for
annexation.
Also, it seems relevant to note that in the past there have been a number of County subdivisions
that required City approval before adoption of the amended statutes limiting the City’s authority.
Some of these applications were in the Urban Growth Area/Priority Growth Area 1. Many of
them were approved by the City of Laramie without annexation (e.g. Blake Ranch Estates, Vista
Buttes, J&R Laramie Industrial Park, and Royal View). Your request for denial because this
applicant is not requesting annexation appears to be contrary to the precedent that the City of
Laramie previously set.
Numbered Comments
1. No block designation has been given for the lots on the plat except for in the description. The
City requests a block designation be required where the lots are located on the map.
County Response: The applicant has been notified and will be required to correct this.
2. The City requests Kerry Lynne Lane be dedicated right-of-way per WSS 34-12-103.(b).(iii).
County Response: The statute states, “Contains all areas for streets, roads and alleys that are
dedicated rights-of-way” (W.S. § 34-12-103(b)(iii)). There is no existing or proposed right-ofway being used to access the subdivision, therefore, nothing is required to be shown.
3. New construction of structures shall comply with the current International Building Code
series adopted by the State of Wyoming and the City of Laramie, at the time of new construction,
to meet the requirements for future possibilities of annexation into the City of Laramie. The Sate
of Wyoming and the City of Laramie is currently on the 2018 International Code Council Series.
Any construction not to these standards could preclude the owner of annexation until
improvements are made.
County Response: This information has been provided to the applicant. The County does support
the use of International Building Code standards for new construction but cannot require it.
Albany County currently lacks authority to enforce any of the International Building Code
Series. According to Wyoming Statutes, counties must apply for authority and meet the
requirements to receive this delegation of authority (W.S. § 35-9-121). Albany County has not
applied and received this authority. The State of Wyoming does enforce adopted codes for
commercial and public buildings in Albany County.
Thank you for your comments. We hope the issues you have provided have been addressed. We
look forward to future opportunities to work together.
Sincerely,

Terry Jones, Chair
Board of County Commissioners
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Albany County Planning Office

1002 S 3rd Street Laramie, WY 82070
Phone: (307) 721-2568 • Fax: (307) 721-2570
planning@co.albany.wy.us
www.co.albany.wy.us/planning.aspx

STAFF REPORT – SD-08-20 - Updated
Preliminary Plat
Subdivision Name: Rocky Ridge Subdivision
Meeting Date: November 10, 2020
To:
Prepared by:

Planning and Zoning Commission
David C. Gertsch, Planning Director

Summary of Application Information
Applicant:

Max and Lori Coulthard

Owner:

Max and Lori Coulthard

Location:

The property is located northeast of the intersection of Quarterhorse Drive and
Clydesdale Drive.

Legal Description:

The site is located in the Northeast ¼ of Section 1, Township 15 North, Range 73
West of the 6th P.M., Albany County, Wyoming.

Current Zoning:

Rural Residential.

Current Use:

Vacant.

Access:

Access to the subdivision is proposed from Quarterhorse Drive.

Reviews
Albany County Fire Warden: Chad Dinges, Fire Warden, provided no comments.
Albany County Fire District #1: Art Sigel, Chairman, approved the use of the fire hydrants located at the
entry point of the planned subdivision.
Albany County Engineer: Bill Gorman, County Engineer, noted a few corrections that should be made
to the preliminary plat and drainage plan prior to approval.
Laramie Rivers Conservation District (LRCD): Tony Hoch, Director, noted that there are vulnerable
features on the property, but would defer that to Wyoming Department of
Environmental Qualities comments on the issues with wastewater installations.

He recommends quick reseeding of disturbed areas with a native grass mix and
keeping disturbance to the soils to a minimum.
Wyoming Department of Game and Fish (WG&FD): Amanda Losch, Habitat Protection Supervisor,
notes that this property is within pronghorn crucial winter range. WG&FD
recommends the developer consider obtaining conservation easements to protect
important habitat. They recommend limiting construction activity between
November 15 and April 30th to minimize impacts. A number of other
recommendations concerning wildlife in the area were provided and can be
reviewed in their letter (attached).
Wyoming Department of Transportation (WYDOT): Randy Griesbach, District Traffic Engineer, had no
concerns.
Wyoming Department of Environmental Quality (WDEQ): The applicant has submitted their application
to WDEQ. A non-adverse recommendation was provided by WDEQ.
City of Laramie:

Todd Feezer, Assistant City Manager, is recommending denial of the application
based upon inconstancies with the City and County Comprehensive Plans, the
Casper Aquifer Protection Plan, the Aquifer Protection Overlay Zone regulations,
the Platting and Subdivision Regulations, and the Albany County Septic System
Impact Assessment (see attached letter from the City of Laramie, dated September
14, 2020).

Applicable County Land Use Plans
Albany County Comprehensive Plan (ACCP)
•

This proposal is in Priority Growth Area (PGA) 4. Areas designated as PGA 4 promote,
“Conservation and protection of agricultural operations, wildlife habitat, and sensitive lands is a
high priority in PGA 4. Low density residential uses are encouraged” (page 33).

•

Map 3.9 Priority Growth Area 4 shows this property and the surrounding properties along the
state section to the north of the properties as Rural Residential land use.

•

Map 3.10 Future Land Use Map is not legible due to a placement of a symbol on the map.
However, the land east of the symbol is shown to be Rural Residential. It could reasonably be
inferred that this entire area is Rural Residential, the same as Map 3.9 shows.
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Albany County Casper Aquifer Protection Plan (CAPP)
•

This property is in the Casper Aquifer Protection Area.

•

Residential areas have been sited as potential sources of contamination to the aquifer. Of
particular concern are septic systems, fertilizers, and pesticides (CAPP, pages 64 and 67).

Major Street Plan
Not applicable to this project.

Summary of Subdivision Permit Requirement
Water:

Individual wells are proposed for each lot.

Sewer:

Individual small wastewater systems are proposed for each lot.

Storm Drainage: A storm drainage plan has been submitted and reviewed by the County Engineer. Some
amendments have been recommended by the County Engineer.
Utilities:

Rocky Mountain Power services this area with power.

U.S. Postal Service: Mail service can be established. Cluster boxes will be required and must be
purchased and installed by the applicant.
Roads:

One interior road is being proposed. An easement of 80 feet wide is required. Roads are
required to 24 feet wide. The applicant will be required to provide financial assurance for
the proposed improvements to the property in accordance with Chapter VIII of the
Platting and Subdivision Regulations. Road plans are required with the final plat
application and will be reviewed by the County Engineer. This road is proposed to be
accessed from Quarterhorse Drive, a public street within the City of Laramie. The City of
Laramie has stated that “unless access is granted by the City, no access to Quarterhorse
Drive will be permitted”. The City of Laramie provided an additional letter reiterating
there stance on access.
The Planning and Zoning Commission asked that additional documentation of legal
access from Quarterhorse Drive be provided. The applicant’s attorney provided a letter
stating that legal access is available from Quarterhorse Drive because the recorded plat
dedicates the use of Quarterhorse Drive for public use.
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Road Maintenance: Covenants or another agreement that addresses road maintenance of the proposed
subdivision road must be provided with the final plat application.
Fire Protection: Fire protection for this area is provided by Albany County Fire District #1.
Notice:

Notice has been provided in accordance with Albany County Platting and Subdivision
Regulations (ACPSR), Chapter IV, Section 9.

Findings of Fact:
•

The “Summary of Subdivision Requirements” listed in this staff report shall be incorporated as
findings of fact.

•

The property is zoned Rural Residential and complies with this designation.

•

The subdivision is proposed within the Aquifer Protection Overlay Zone and appears to comply
with these regulations.

•

A recommendation from Wyoming Department of Environmental Quality (WDEQ) has been
received. They provided a non-adverse recommendation.

•

The applicant’s attorney, Mitch Edwards, provided a letter and documentation that assert legal
access via Quarterhorse Drive based on the dedication to public use found on the Imperial
Heights 5th Addition Plat on file in the Clerk’s Office.

Conclusions of Law:
The applicant is proceeding in accordance with the requirements of the Albany County Platting
and Subdivision Regulations so long as legal access from Quarterhorse Drive is found to be
properly documented.

Staff Analysis
This application was tabled at the October meeting. The Planning and Zoning Commission
wanted to see the review from Wyoming Department of Environmental Quality prior to making a
recommendation. They also requested additional information on access from Quarterhorse Drive.

The applicant has provided the recommendation letter from Wyoming Department of
Environmental Quality. They provided a non-adverse recommendation based on the report filed
by the applicant. No additional notes were required beyond what was proposed by the applicant.
4

The applicant has also provided a letter from their attorney, Mitch Edwards, asserting that legal
access to Quarterhorse Drive for the proposed subdivision exists. He notes that Imperial Heights
5th Addition dedicates this road to public use. The Planning and Zoning Commission and
ultimately the Board of County Commissioners must find that this is adequate documentation of
legal access.

This proposal is within the adopted Aquifer Protection Overlay Zone (APOZ). This property is
crossed by a known fault and an ephemeral drainage. The Casper Aquifer Protection Plan and the
APOZ have identified these as vulnerable features that may be capable of transporting
contaminants into the Casper Aquifer. The applicant has identified these features on the
preliminary plat and shown a setback of 100 feet from these features. In addition, building
envelopes have been shown on the plat. A proposed area where a septic system can be installed
outside of the 100-foot setback are shown as well. This information affirms that the Aquifer
Protection Overlay Zone requirements can be met to protect the aquifer. The City of Laramie has
requested that advanced wastewater systems be installed due to the location in this vulnerable
area. At this time a recommendation has not been received from Wyoming Department of
Environmental Quality. Such a requirement is within their purview, but Albany County has no
such requirement on the books at this time.

This development is in the Priority Growth Area 4, as defined by the Albany County
Comprehensive Plan, the lowest priority for development. However, the Priority Growth Area 4
Map in the ACCP supports future rural residential land uses in this area, which is what is being
proposed. The City of Laramie’s comprehensive plan, differs, and shows that this area’s future
uses should be agricultural uses with a much lower density according to the City of Laramie’s
letter. The City and County’s comprehensive plans contradict each other in this area.

I would also like to reiterate that the Wyoming Game and Fish Department (WG&FD) noted this
property is within pronghorn crucial winter range. I would recommend that the applicant work
with WG&FD to minimize impacts to pronghorn in this area.

5

This is the preliminary plat, if approved, there are issues that will need to be discussed and
worked through prior to submission of a final plat and subdivision permit application. The major
issue that needs to be rectified before final approval of a subdivision permit and final plat is legal
access.
Options
•

Approve

•

Deny

•

Continue

Staff Recommendation:
Recommend approval of the Rocky Ridge Subdivision Preliminary Plat Application (SD-08-20) based
upon and incorporating the findings of fact and conclusions of law as stated in the staff report contingent
upon the Board of County Commissioners finding that evidence provided by the applicant of legal
access from Quarterhorse Drive to be satisfactory.
Attachments:
1. Application
2. Reviews
3. Maps
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ENGINEERING & DRAINAGE
REPORT
ROCKY RIDGE SUBDIVISION
August 26, 2020

PREPARED BY:
Christie M. Roberts, PE
Dwel, Inc.
515 Ivinson Ave. Suite 104
Laramie, WY 82070
P: 307‐742‐6116

ENGINEERING & DRAINAGE REPORT

ROCKY RIDGE SUBDIVISON

INTRODUCTION
The proposed Rocky Ridge Subdivision is located in the NE1/4 of Section 1, T15N, R73W, 6th
P.M., Albany County, Wyoming, located at the east end of Quarterhorse Drive, near the intersection of
Clydesdale Drive. See Preliminary Plat for legal description.
The proposed subdivision encompasses 35.1 acres more or less, with 7 proposed residential lots
averaging 5.0 acres each. The lots range in size from the smallest 3.2 acres to the largest 7.5 acres. The
parcel is currently undeveloped, with proposed single family residential development in accordance with
a the Rural Residential zoning of the parcel. Access to the subdivision will be from Quarterhorse Road
and a proposed access road within the Subdivision.
The parcel is bordered by residential properties to the east, west, and south. To the north is an
undeveloped parcel owned by the State of Wyoming. The proposed subdivision zoned RURAL
RESIDENTIAL.
STREETS
As indicated above, the proposed subdivision will be accessed from Quarterhorse Drive and a new
internal access road. The internal access road will be within a 60’ wide road easement and will
terminate at a culdesac at the north end of the road.
UTILITIES
Water:
Lots will be provided domestic water from individual wells. All future development will require
new wells.
Sanitary Sewer:
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Future Development on all proposed lots will require new approved septic systems. Septic
systems have been analyzed in the accompanying DEQ Chapter 23 report for this subdivision.
Electrical:
Electrical power is existing in the area. Rocky Mountain Power currently provides service to adjacent
properties. Future development will require new electrical services.
Phone:
Telephone service is existing in the area. Future development will require new telephone services.
U.S. Postal Service:
Postal service is existing in the area. The post office will provide service to all new lots.

NOTE: ALL PUBLIC UTILITIES HAVE BEEN CONTACTED TO REVIEW THE PROPOSED SUBDIVISION.
RESPONSES TO DATE ARE ENCLOSED.
Solid Waste:
It is the intension of the developer that any solid waste generated by the subdivision will be
contracted to be removed from the subdivision and disposed of as required.
FIRE PROTECTION
The developer intends to provide fire protection as directed by the County.
SOIL STABILIZATION
No particular soil stabilization should be required for this subdivision.
STORM WATER
The existing topography generally slopes to the south and west, with a prominent ridge from
east to west across the parcel. The land slopes to an existing drainage swale at the south side of the
property, with the two southern most lots sloping to the north into the swale. This existing swale
channels storm water from this subdivision, as well as from a drainage basin to the east of
approximately 920 acres in size originating at Pilot Hill. The vegetation on the site is covered rangeland
grasses at the lower sloped areas and native shrubbery on the steeper slopes. Off‐site storm water from
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the east and south will continue to flow through the existing swale, and will be conveyed through the
existing culverts at the access drive.
The on‐site historic storm water discharge was evaluated based on the existing slope and
vegetation on the site; a historic c‐value of 0.35 was assumed. This value was used to calculate the
historic storm water flow quantity exiting the site for both 10 year and 100 year events. The time of
concentration was calculated to be 31 minutes using the FAA formula, resulting in intensity values
charted below based on the City of Laramie Precipitation Values. Using the rational method, the historic
storm water discharge from the site is as follows:

10 Year Event
100 Year Event

c

i

A (ac)

Q (cfs)

0.35
0.35

1.6
2.7

35.1
35.1

19.7
33.2

No new construction is proposed with the Subdivision of this property. Based on the current zoning of
this property, single family homes, outbuildings, and drives are assumed for future construction on the
proposed lots. To estimate the effects of this development on the storm water discharge from the site,
the area of development was estimated to be 6,000 square feet of impervious surfaces for buildings and
drives for each parcel. This estimated additional developed area equals 42,000 sf (0.96 acres),
approximately 2.7% of the parcel area. Using the c‐value for these developed areas of 0.90, a weighted
c‐value for the developed site was calculated using 0.90 for 0.96 acres, and the historic value of 0.35 for
the remaining 34.1 acres of existing unchanged portions of the lot. The weighted c‐value is equal to
0.37.
Using the time of duration of storm water flow of 31 minutes and the same graphical values for
intensity, 1.6 and 2.7 for 10 and 100 year events, respectively, the estimated developed flow rates for
this parcel are charted below:

10 Year Event
100 Year Event

c

i

A (ac)

Q (cfs)

0.37
0.37

1.6
2.7

35.1
35.1

20.8
35.0

For a 100 year event, the increase in flow following development of the new parcels will equal
1.1 cfs, for a 10 year event, and 1.8 cfs for a 100 year event.
As a significant off‐site basin contributes storm water to the site, the contributing flow was
calculated using similar methods. Using USGS topographic maps, the off‐site contributing area was
calculated to be approximately 920 acres, from Pilot Hill to the subdivision. The average slope of this
basin is 6.7%, similar to the parcel. Using the FAA method, the travel time was calculated to be 101
minutes, producing intensity values of 0.8 and 1.35 for 10 and 100 year events. The off site flow is
calculated in the chart below:
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10 Year Event
100 Year Event

c

i

A (ac)

Q (cfs)

0.35
0.35

0.8
1.35

920
920

257.6
434.7

There is no intent of the developer to disturb this historic flow pattern, and the subdivision
design is such that residential development can occur on the lots without disturbance of the existing
drainage swales. The values above are an estimate of the off‐site storm water flowing through the site
but illustrate the insignificance of the potential increase in storm water discharge by the proposed
residential development associated with the Rocky Ridge Subdivision.
The small increase in storm water flow from the site are not significant and not anticipated to
incur any detrimental effects downstream of this development.
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App. No. _____________

Wyoming Water Quality Application for a Chapter 3 Permit to Construct
This application is for permits to construct water or wastewater treatment facilities, water distribution or wastewater
collection facilities, subdivision reviews, or land application of wastewater. Submit 3 copies of your complete
application package (including this form and applicable investigations, design reports, plans, specifications, etc.) as
described in Water Quality Rules and Regulations, Chapter 3 to the appropriate District Office address listed below. A
District map can be viewed at: https://gis.deq.wyoming.gov/maps/www_districts/index.html
For the Southeast District, submit completed packages to:
WQD Use Only
DEQ/ Water Quality Division
200 W 17th Street, Suite 400
Cheyenne, WY 82002
(307) 777-7781
For the Northeast District, submit completed packages to:
DEQ/Water Quality Division
152 North Durbin Street, Suite 100
Casper, WY 82601
(307) 473-3465
For the Northwest and Southwest Districts, submit
completed packages to:
DEQ/Water Quality Division
510 Meadowview Drive
Lander, WY 82520
(307) 332-3144

Name of Project:

Rocky Ridge Estates Subdivision

Project Description: 7-Lot Subdivision
Location:

County:

Albany

¼ ¼ Section:

NW NE

Decimal Latitude:

Section:

Township:

1

Decimal Longitude:

41.30406

Subdivision Name:

Range:

73

-105.52544

Lot and Block:

Real Estate/Land/Easement/Development Owner
Printed Name: Max

15

and Lori Coulthard

Title: Owners

Operator or Developer
Printed Name:
Title:

Mailing Address: 4815
City, State: Laramie,

Quarterhorse Drive
WY

Zip: 82070

Mailing Address:
City, State:

Phone Number:

Phone Number:

Email: lclaramie@aol.com

Email:

Zip:

Consulting Engineer/Geologist
Printed Name: Jerry Hunt, P.E. / Ben Jordan, P.G. Company Name: Weston
Title: Engineer

/ Geologist

Phone Number: (307)

745-6118

Mailing Address: 1050
City, State: Laramie,

Email: laramieoffice@westonengineering.com WY P.E.#: 5642
May 2017

Engineering, Inc.

North 3rd Street, Suite E
WY

Zip: 82072
WY P.G.# 3458

Authority: The Wyoming Environmental Quality Act, W.S. 35-11-101 and Article 3, W.S. 35-11-301 requires permits for
construction or modification of public water supplies, wastewater facilities, land application systems, and confined swine
feeding operations. W.S. 18-5-306 requires review of the safety and adequacy of proposed sewage systems and water
systems in new subdivisions by DEQ. Please select all rules that apply to the permitting of your project from the list below.
A list of all current Water Quality rules and regulations may be found at: https://rules.wyo.gov/Search.aspx?mode=1

Check All Chapter
That Apply Number
☐

11

☐

12

☐

20

☐
✔

23

☐

25

☐

26

☐

Other

Description of Rule Chapters
Design and construction standards for sewerage systems, treatment works, disposal systems or
other facilities capable of causing or contributing to pollution. This chapter also includes
mobile home park and campground sewerage, public water supply distribution systems, road
application of wastewater, and reuse of treated wastewater.
Design and construction standards for public water supplies, including subdivision water
supplies and water line extensions.
Permitting, design, and operation standards for confined swine feeding operations.
Applications must include the following four components:
☐ Construction Plan as described in Section 8
☐ Operation Plan as described in Section 9
☐ Animal Waste Management Plan as described in Section 10
☐ Financial Assurance, Closure and Corrective Action Plan as described in Section 11
Minimum standards for subdivision application, including water and wastewater
infrastructure.
Septic tank and/or soil absorption systems and other small wastewater systems. This form is
required for all engineered non-conventional systems. Do not use this form if you are already
using a DEQ designed application package.
Well construction standards for commercial, municipal and industrial waste wells; special
process discharge wells; artificial recharge and miscellaneous discharge wells; geothermal
wells; observation and monitoring wells; and test wells.
Briefly describe:

Previous or Associated State Of Wyoming Permits

Permit Number

WQD Permit to Construct (Chapter 3 Permit)
WQD Subdivision Recommendation to County
WQD Underground Injection Control (UIC)
WQD CAFO Permit
WYPDES Discharge Permit
Oil and Gas Commission
Solid and Hazardous Waste
State Engineers Surface Water Right or Well Permit
US EPA Public Water Supply (PWS) Number
Other

May 2017
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permission for Department of Environmental Quality personnel and their invitees to access the permitted site, including (i)
permissionto access the land where the site is located, (ii) permission to collect resource data as defined by Wyoming Statute 5
6-3-414, and (iii) permission to enter and cross all properties necessaw to access the site if the site cannot be directly accessed
from a public road. A map of the access route(s) to the site shall accompany this application.
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Attach map as a separate sheet.

Department of Environmental Quality personnel and their invitees t o access the pennitted site, including (i) permission to
access the land where the site is located, (li) permission to collect resource data as defined by Wyoming Statute § 6-3-414,
and (iii) permission t o enter and cross all properties necessaryt o access the site if the site cannot be directly accessed from a
public road.
All undenigned agree to comply with all applicable Wyoming Statutes and Regulations and t o allow the activities described
in this application.
Operator or Developer
gally binding authority must sign if the owner or easerr
partnership, or corporation; otherv

leal
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Title:
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SUBDIVISION
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MAX AND LORI COULTHARD
SUBMITTED TO:
WYOMING DEPARTMENT OF ENVIRONMENTAL QUALITY
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document was authorized by
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1050 North 3rd Street, Suite E
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INTRODUCTION
This document was prepared and submitted on behalf of Max and Lori Coulthard to aid in
obtaining approval of the Department of Environmental Quality – Water Quality Division (DEQ)
and the Albany County Planning and Zoning Commission for the seven-lot, 35-acre Rocky Ridge
Estates Subdivision located east of Laramie, Wyoming. This document is formatted to facilitate
review of the DEQ following the requirements of DEQ rules and regulations found in Chapters 8,
12, 23, and 25.
Figure 1 provides the topographic and major geographic features in the vicinity of the proposed
subdivision and all areas within one mile of the development boundaries. The base map is
adapted from the USGS Laramie, Wyoming (1963, photo revised 1978) 1:24,000 topographic
quadrangle.
The Rocky Ridge Estates Subdivision is located in Albany County within the NW 1/4, NE 1/4 of
Section 1, Township 15 North, Range 73 West. The proposed subdivision consists of seven
undeveloped, rural residential lots that range from 3.2 to 7.5 acres. The seven lots will be single
family dwellings and will use individual on-site septic systems and water supply wells.
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Chapter 23 Application
Rocky Ridge Subdivision, Albany County Wyoming
CHAPTER 23 - SECTION 7
(a)(i) Type of Sewage System
Disposal of domestic sewage will be made with individual on-lot septic systems with soil
absorption systems. Individual lot owners will be responsible for obtaining permits to install the
disposal systems and hiring experienced installers.
(a)(ii-iii) Adequacy of Sewer System
Based on the general layout of this development, including the large lot sizes and subsurface
conditions, individual on-lot septic disposal is adequate for this development. The remainder of
this section of the report addresses the details of the sewer system assessment and compliance
with applicable rules and regulations.
(b)(i-v) New Central Sewage System
This section is not applicable to the Rocky Ridge Estates Subdivision because individual on-site
septic systems will be used for wastewater disposal for the seven undeveloped lots.
(c)(i-iii) Connection to Existing Central Sewage System
This section is not applicable to the Rocky Ridge Estates Subdivision because on-site septic
systems will be used for wastewater disposal for the seven undeveloped lots.
(d) On-Lot Sewer System
(d)(i) Groundwater and Impermeable Soils Separation
The Natural Resource Conservation Service (NRCS) has mapped the soils in the vicinity of the
Rocky Ridge Estates Subdivision. The soil report prepared by the NRCS is provided in Appendix
A. As shown in Figure 2, the soil type 193, the Pilotpeak-Canwall complex occurs in the northern
two-thirds and along the southeast margin of the property. The Bruja-Canwall-Telecan
association (soil type 128) is present in the southern third of the property. The soil type 160 –
Fiveoh cobbly substratum-Joemre fine sandy loams, occurs in the southwest corner and along
the west margin of the property, and the soil type 214, Rock outcrop-Pilotpeak complex exists in
the southwest part of the property. The depth to groundwater for all of these soil types exceeds
80 inches.
The Pilotpeak-Canwall complex is described as fine to very fine sandy loam and cobbly to
extremely cobbly very fine sandy loam and is well drained. The depth to water is greater than 80
inches. The depth to restrictive bedrock ranges from 7 to 40 inches. The Pilotpeak-Canwall
complex is rated as ‘very limited” regarding suitability for soil absorption systems due to the
likelihood of shallow depth to bedrock, the presence of large stones, excessive slope, slow water
movement, and seepage.
The Bruja-Canwall-Telecan association consists of very cobbly very fine sandy loam, extremely
cobbly very fine sandy loam, and gravelly fine to very fine sandy loam with restrictive bedrock
occurring at depths ranging from 20 to 40 inches. This unit is well drained, and the depth to water
is greater than 80 inches. The Bruja-Canwall-Telecan association is rated as “very limited” for
septic absorption fields due to the likelihood of excessive slope, shallow depth to bedrock, the
presence of large stones, slow water movement, and seepage. This soil type only occurs in
along the eastern margin of Lot 1, and a soil absorption field will not be constructed in this soil
type.
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Chapter 23 Application
Rocky Ridge Subdivision, Albany County Wyoming
The Rock outcrop-Pilotpeak complex consists of unweathered limestone bedrock or a thin layer
of cobbly to very cobbly fine to very fine sandy loam over unweathered bedrock. This unit is not
rated with respect to suitability for septic soil absorption systems but would be unsuitable for
standard leach fields where shallow restrictive bedrock is present.
The Fiveoh cobbly substratum soil type is described as fine sandy loam and very cobbly sandy
loam that is classified as well drained. According to the soils report, the depth to bedrock and to
the water table beneath this unit is generally more than 80 inches. This unit is rated “not limited”
with respect to suitability for septic system absorption fields. The capacity of the most limiting
layer to transmit water is high at 2.00 to 6.00 inches per hour.
The Joemre soil is comprised of fine sandy loam and loam. The depth to a restrictive feature is
greater than 80 inches, and this soil type is well drained. Joemre soil is rated as “not limited” with
respect to suitability for soil absorption systems. The capacity of the most limiting layer to
transmit water is high at 2.00 to 6.00 inches per hour.
On December 17, 2018 and on July 27, 2020, a backhoe was used to dig test pits in six of the
seven lots in the Rocky Ridge Estates Subdivision to depths of at least 7.5 feet or until restrictive
bedrock (limestone) was encountered. No test pits were completed in Lot #4 because restrictive
limestone bedrock was prevalent at the surface. The locations of the pits are shown in Figure 2.
Descriptions of the test pit soils by WESTON personnel are provided in Tables 1 through 6. No
mottling of soil or groundwater was observed in any of the test pits. Mounded septic systems will
be required where shallow bedrock does not allow at least four feet of separation between the
bottom of the leach field and the restrictive feature.
The Plat map contains the following statements regarding shallow bedrock:
“Soils mapping and site investigations indicate shallow bedrock is present beneath portions of the
subdivision. It is recommended that each lot owner retain the services of a Wyoming
Professional Engineer or Wyoming Professional Geologist for the purpose of delineating bedrock
locations on the lot and determining an appropriate/preferred location and design for wastewater
absorption field.
Individual small wastewater systems that will be located in areas where shallow bedrock does not
allow 4-feet of separation between the bottom of the leach field and the top of bedrock will require
installation of a mounded and/or enhanced septic system. Septic system adsorption fields cannot
be located on a mapped fault.”

TABLE 1
ROCKY RIDGE ESTATES SUBDIVISION TEST PIT SOIL DESCRIPTIONS
LOT #1 - SOIL TYPE 193

Depth(feet)
0 – 3.3
3.3 – 6.6
6.6

Soil Description
Sandy cobble loam, slabby limestone cobbles and very
pale orange fine sand
Dark yellowish orange fine sand loam
Limestone bedrock
No mottled soil or groundwater encountered.
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Rocky Ridge Subdivision, Albany County Wyoming
TABLE 2
ROCKY RIDGE ESTATES SUBDIVISION TEST PIT SOIL DESCRIPTIONS
LOT #2 - SOIL TYPE 193

Depth(feet)
0 – 3.0

Soil Description
Sandy cobble loam, slabby limestone cobbles and very
pale orange fine sand

3.0 – 4.0

Grayish orange fine sand loam

4.0 – 8.5

Light brown fine sand loam

8.5

Limestone bedrock
No mottled soil or groundwater encountered.

TABLE 3
ROCKY RIDGE ESTATES SUBDIVISION TEST PIT SOIL DESCRIPTIONS
LOT #3 - SOIL TYPE 193

Depth(feet)
0 – 1.0

Soil Description
Yellowish brown clayey sand loam

1.0 – 2.0

Pale yellowish brown sand loam

2.0 – 6.0

Pale yellowish brown sand and cobble (limestone) loam

6.0 – 7.5

Moderate reddish orange sand loam

No restrictive layers, mottled soil, or groundwater encountered.

TABLE 4
ROCKY RIDGE ESTATES SUBDIVISION TEST PIT SOIL DESCRIPTIONS
LOT #5 - SOIL TYPE 128

Depth(feet)
0 – 1.0

Soil Description
Moderate yellowish brown clayey sand loam

1.0 – 4.5

Pale yellowish brown sand loam

4.5 – 7.25

Pale yellowish brown sand and cobble (limestone) loam

7.25 – 8.0

Moderate reddish orange sand loam

No restrictive layers, mottled soil, or groundwater encountered.
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TABLE 5
ROCKY RIDGE ESTATES SUBDIVISION TEST PIT SOIL DESCRIPTIONS
LOT #6 - SOIL TYPE 128

Depth(feet)
0 – 1.5

Soil Description
Moderate yellowish brown clayey sand loam with roots

1.5 – 2.5

Moderate yellowish brown sand loam

2.5 – 7.0

Pale orange-brown sand and cobble (limestone) loam

7.0 – 7.5

Moderate reddish orange sand loam

No restrictive layers, mottled soil, or groundwater encountered.

TABLE 6
ROCKY RIDGE ESTATES SUBDIVISION TEST PIT SOIL DESCRIPTIONS
LOT #7 - SOIL TYPE 128

Depth(feet)
0 – 2.0

Soil Description
Pale yellowish brown sand loam with roots

2.0 – 2.7

Dark yellowish orange sand loam

2.7 – 5.8

Pale yellowish brown sand loam with limestone cobbles

5.8 – 9.0

Light brown fine sand loam

No restrictive layers, mottled soil, or groundwater encountered.

(d)(ii) Soil Percolation Tests
Per DEQ Rules and Regulations Chapter 23, Section 7(d)(ii)(B), percolation tests are required for
every three lots or for each soil type as mapped by the NRCS, whichever requires the least
number of percolation tests. One set of percolation tests was conducted in soil type 128, and
three sets of percolation test were completed in soil type 193. The twelve percolation test holes
were dug to a depth of 36 inches. The four percolation test sites are shown on Figure 2.
Percolation testing was not conducted on soil type 160 because this soil occurs with 100 feet of
the subdivision boundary and are within the rights of way for a roadway and a municipal water
line. Percolation testing was not performed in soil type 214 because this unit is comprised of
restrictive bedrock and is not suitable for standard soil absorption systems and other suitable
locations are present in the lot within which the soil type occurs.
The percolation test holes were all three feet deep, which is the estimated bottom of absorption
fields. The percolation tests were performed in accordance with procedures set forth in DEQ
Rules and Regulations Chapter 25, Appendix A. The holes were filled with at least 24 inches of
water and kept wet for four hours. After allowing the test holes to soak overnight, the holes were
refilled twice, and the percolation tests were performed. The percolation tests were run on the
5

Chapter 23 Application
Rocky Ridge Subdivision, Albany County Wyoming
bottom 18 inches of each hole. Fluid level was measured at 10 minute intervals. The percolation
test field sheets are provided in Appendix B.
The percolation rates are summarized in Tables 7 and 8. The percolation rate in soil type 128
varied from 6.15 to 7.27 minutes per inch, and the percolation rate for soil type 193 ranged from
8.00 to 16.00 minutes per inch with an average rate of 12.76 minutes per inch. These rates are
within the acceptable range of at least five minutes per inch and less than 60 minutes per inch as
required in Chapter 25, Section 7 (d). Therefore, the lots within the subdivision on the two soil
types are suitable for constructing individual septic systems. Because the undeveloped lot sizes
are all larger than two acres, there is ample space for locating a replacement leach field in each
lot. However, it is noted on the preliminary plat map attached with this application that mounded
soil absorption systems may be required where insufficient separation exists between the bottom
of the absorption field and impermeable bedrock. In addition, due to the prevalence of restrictive
limestone present at the surface in Lot #4, construction of soil absorption systems will require
excavation of bedrock to permeable sand beneath and importation of suitable materials. A review
of septic system permits maintained by the Albany County Planning Department indicate that
multiple septic systems in the vicinity of the proposed subdivision have been successfully
installed and maintained in similar settings. Such systems shall be designed by a Wyoming
licensed professional engineer and the percolation rate of the imported material shall be
determined prior to construction.
TABLE 7
SUMMARY OF PERCOLATION TEST RESULTS ROCKY RIDGE ESTATES SUBDIVISION
SITE A - SOIL TYPE 128

Test Hole
Number

Elapsed Time
(minutes)

Final Drop in
Water Level
(inches)

Percolation
Rate
(min/inch)

Hydraulic
Conductivity
(ft/day)

1-1

10

1.625

6.15

19.5

1-2

10

1.375

7.27

16.5

1-3

10

1.375

7.27

16.5
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TABLE 8
SUMMARY OF PERCOLATION TEST RESULTS ROCKY RIDGE ESTATES SUBDIVISION
SITES B, C, AND D - SOIL TYPE 193

Site

Elapsed Time
(minutes)

Final Drop in
Water Level
(inches)

Percolation
Rate
(min/inch)

Hydraulic
Conductivity
(ft/day)

B

10

0.625
0.625
0.625

16.00
16.00
16.00

7.5
7.5
7.5

C

10

0.75
0.75
1.0

13.33
13.33
10.0

9.0
9.0
12.0

D

10

0.75
1.125
1.25

13.33
8.89
8.0

9.0
13.5
15.0

(d)(iii) Slopes of Lots
As shown on Figure 1, the topography of the Rocky Ridge Estates Subdivision lots slopes
generally to the west. Along the northern portion of the property, the slope is to the south into the
Quarry Fault system. An ephemeral drainage transects the property along the southern
boundary. The ground slope is such that adequate space exists within all seven lots in the
proposed subdivision to meet the slope requirements of DEQ Rules and Regulations Chapter 25.
(d)(iv) USGS Map
Figure 1 is a 1:24,000 scale base map showing the watersheds, drainages, and water bodies for
a nine-square mile area around the Rocky Ridge Estates Subdivision. The Rocky Ridge Estates
Subdivision lies within the watershed of the Laramie River, which is approximately 3.6 miles west
of the western boundary of the subdivision. As shown in Figure 1, there is one, unnamed
ephemeral drainage that transects the southern part of the subdivision and drains westerly into
Spring Creek and subsequently into the Laramie River.
(d)(v) Replacement Absorption System Area
Based on the information presented above, it is anticipated that the maximum square footage of
an absorption field in soil type 128 will be depend on the engineered percolation rate for the site
ultimately selected. However, using a percolation rate of sixteen minutes per inch (mpi), the
estimated average size of the absorption field is calculated by dividing the estimated wastewater
volume for single family four bedroom dwelling (470 gallons per day)) by the soil loading rate for
the slowest percolation rate of 7.27 mpi (0.68 gpd/ft2, DEQ Chapter 25, Table 5). This calculation
results in an absorption field size of 691 square feet. The maximum calculated absorption field
size for soil type 193 is 940 square feet using the slowest percolation rate of 16.00 mpi and a
loading rate of 0.50 gpd/ft2. Replacement fields of these sizes can be sited each of the seven lots
while maintaining all DEQ required setbacks.
If any proposed individual sewage disposal system exceeds 2,000 gpd, then the system will be
required to be permitted under the DEQ Chapter 27 UIC Program’s Water Quality Rules and
7
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Regulations. Additionally, any disposal of waste fluids other than domestic-type waste fluids will
need to be reviewed by Albany County and/or DEQ.
(d)(vi & vi A) Population-Wastewater Type
There are seven undeveloped, single-family, residential lots in the Rocky Ridge Estates
Subdivision. According to the 2010 census data, the average number of people per household in
Albany County is 2.17 (U.S. Census Bureau). Based on this household average of 2.17 people,
the maximum residential population of the development at build-out is 16 persons. It is
anticipated that the seven new houses will have four bedrooms each. Using DEQ Chapter 25
Table 1, the total estimated sewage flow per residential lot would be 470 gallons per day. Only
domestic wastewater will be generated at the proposed development.
If any proposed individual sewage disposal system exceeds 2,000 gpd, the system will be
required to be permitted under the DEQ Chapter 27 UIC Program’s Water Quality Rules and
Regulations.
In the event that an enhanced treatment system is required within the subdivision, DEQ Chapter
23, Section 7(d)(viii)(E) requires that applications must contain a system design, developed and
certified by a Wyoming licensed engineer, documenting the system’s ability to achieve the
required treatment standards and include the following:
•
•
•
•

Plan view and cross section view of a proto-type enhanced wastewater treatment system;
Enhanced treatment system performance standards for the proposed system;
Number of bedrooms or average daily volumes of wastewater flow; and
Operation and maintenance requirements necessary to ensure optimum system
performance.

(d)(vii) Groundwater and Surface Water Protection
(d)(vii)(A)(I-III) Geology
The proposed Rocky Ridge Estates Subdivision is located in western foothills of the Laramie
Range. As shown on the geologic map provided in Figure 3, the subdivision is underlain by
Quaternary sediments in the southwest corner and along the ephemeral drainage transecting the
property. The Permian/Pennsylvanian Casper Formation is the bedrock geologic unit beneath
alluvial material, and the Casper Formation crops out extensively on the property. The
stratigraphic sequence beneath the Rocky Ridge Estates Subdivision as mapped by Ver Ploeg
(2009) and reviewed by WESTON is described as follows.
Quaternary sediments occurring within the Rocky Ridge Estates Subdivision consist mainly of
coarse sand and gravel terrace deposits and alluvial and colluvial deposits comprised of sand, silt
and gravel. Terrace deposits are up to 10 feet thick, and alluvial deposits are up to 20 feet thick
in the Laramie area (Ver Ploeg, 2009). Quaternary deposits form a veneer over the underlying
bedrock.
The limestone beds within the Casper Formation crop out extensively on the Rocky Ridge
Estates property. The Casper Formation is comprised of quartzitic to arkosic sandstone
interbedded with thin, laterally continuous limestone and dolomite beds. The Casper Formation is
600 to 700 feet thick (Ver Ploeg, 2009).
The mapping of Ver Ploeg (2009) indicates that the bedrock units dip three degrees to the west in
the vicinity of the Rocky Ridge Estates Subdivision. Faults of the Quarry Fault system transect
the property in the northwest corner through Lot 3 and across the center of the property through
Lots 1, 2, 5 and 6. The Quarry Faults are normal faults with the down-thrown blocks on the
south. Movement along the faults formed drag folds resulting in south-dipping beds into the fault
8

p

o

o
Qac

o

:

:
:

:

Qa Qf

:

PIPc
Qf

ROCKY RIDGE ESTATES
GEOLOGIC MAP
FIGURE 3

:

Ps

o

PIPc

Qa

:

o

o
PIPc

Ps

:

o

PIPc

:

Qf

TRPc

p
PIPc

::

Pf

Qa

PIPc

Qs

Qf

TRPc

p

o

PIPc

Qf

Qt

o

o

Qs

Qof

TRPc

o

p

o

o o

Qa

TRPc

Pf

o
o

p

o
Qof

PIPc

:

:

Pf

Qot

o

o

o

Qt

:

>:
>

TRPc

TRPc

PIPc

:

o#

AREA OF INTEREST

:

o p

Qt

Qac

Qac

Qac

:

Pf

PIPc

:

o
Ps

Qof

Qac

Qt

PIPc

:

Ps

Ps
Qgp

Qac

:

F

PIPc

:

:
Qls

TRPc

o
o

PIPc

::
:

Qa

Qac

o

PIPc

Ps

Qt

Qt

Qat

p

:

Qac

:

Ps

p

o

Ps

PIPc

PIPc

:

TRPc

PIPc

:

Pf

o

o o

o

oo

:o
:

Qac

:

:

Qof

T
15
N

:

F

#

PIPc

:

TRPc

Qof

:

1:24,000
Qof

Ps

Pf

Qac

:

Qof

R 73 W

Qls

>

:

Qof

Chapter 23 Application
Rocky Ridge Subdivision, Albany County Wyoming
along the up-thrown block. Fracturing of limestone layers associated with fault movement is
localized along the fault trace.
(d)(vii)(B)(I-IV) Groundwater
The McKinney-1 Well (U.W. Permit No. 203822) was constructed by Watson Well in October
2016. The well was drilled through the Quaternary sediments and completed in the Casper
Formation.
Details of the McKinney-1 Well are summarized in Table 9, and copies of the Permit to
Appropriate Ground Water and the Statement of Completion for the well are provided in Appendix
C. The log of the well included in the Statement of Completion for McKinney-1 Well indicates that
water is produced at depths of 130 to 170 and 180 to 200 feet.
TABLE 9
MCKINNEY-1 WELL SUMMARY

State Engineer Permit No.:

U.W. 203822

Priority Date:

April 30, 2015

Permitted Yield:

20 gpm

Location:

NE NW Section 1, Township 15 North, Range 73 West

Total Depth::

200 feet

Formation and Lithology:

Alluvium
0 – 7 feet: soil, loose rock, sand
Casper Formation:
7 – 200 feet: sandstone and limestone

Hole Diameter:

7 7/8-inches

Casing:

+1.5 - 200 feet: 5-inch SDR-21 PVC casing

Producing Interval:

130 - 170 and 180 – 200 feet

Sanitary Seal

1 – 125 feet: 3/8-inch bentonite chips

Gravel Pack:

125 - 200 feet: 1/4-inch pea gravel

Static Water Level:

89 feet below ground level (October 23, 2016)

Completion Date:

October 23, 2016

Pump Information:

2 HP STA-RITE submersible pump set at a depth of 145
feet

Drilling Contractor:

Watson Well Services (Laramie, Wyoming)
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Besides the McKinney-1 Well, there are a total of 129 other permitted wells including three
monitor wells located within Section 1. The locations of the wells along with permitted wells in the
adjacent sections are shown on Figure 4. The wells located in Section 1 are completed in the
Casper Formation. Wells completed in Section 1 range in depth from 93 to 320 feet and
reportedly yield up to 40 gpm. The fact that the water level in most of these wells lies significantly
above the production intervals indicates that water-bearing strata in Casper Formation are
hydraulically confined, and water levels are potentiometric rather than water table. The static
water level in the McKinney-1 Well lies above the producing interval demonstrating that this well
is completed in a confined hydrologic unit.
The water levels in four the wells surrounding the Rocky Ridge Estates Subdivision completed in
the shallowest bedrock geologic unit (the Casper Formation) were used to determine the
hydraulic gradient of the Casper Aquifer in the vicinity of the subdivision. The location of these
wells is shown in Figure 5. These wells are: McKinney-1 (U.W. 203822, completed October 23,
2016), Toro-1 (U.W. 198964, completed September 2, 2013), Vista & Grand Monitor Well (U.W.
203337, completed October 12, 2015), and the North Monitor Well (U.W. 203338, completed
October 29, 2015). Based on the ground surface elevation and the static water levels provided in
the well completion reports), the groundwater gradient is 0.0122 feet/foot in a westerly direction.
Because water levels have not been routinely measured in the wells, the seasonal variations in
the water level are not known. A series of potentiometric contours based on the water level
elevations for the four wells is provided in Figure 5.
(d)(vii)(C) Aquifer Classification
(d)(vii)(C)(I) State Engineer Well Search
The Wyoming State Engineer’s Office database was accessed from the internet on December 7,
2018 and August 11, 2020 to conduct an inventory of permitted water wells with groundwater
appropriation located within one mile the Rocky Ridge Estates Subdivision boundary. A copy of
the well search results is provided in Appendix D. The locations of the wells are plotted by
quarter-quarter section or by latitude and longitude if the data are available and are shown in
Figure 4. The permit number for each well corresponds to the permit number listed in the table in
Appendix D.
(d)(vii)(C)(II-III) Groundwater Class
Water from the McKinney-1 Well was sampled by WESTON on January 8, 2019. The sample
was submitted to Wyoming Analytical Laboratories, Laramie for analysis of the full suite of
constituents required by DEQ Chapter 23. The location of the McKinney-1 Well is shown on
Figure 4 (U.W. 203822). The results of the water quality analyses for the well are summarized in
Table 10, and a copy of the laboratory results of the analysis is provided in Appendix C. As
summarized in Table 10, all of the constituents meet the water quality standards for Class I and II
waters.
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TABLE 10
WATER QUALITY SAMPLING RESULTS

Constituent
Date Collected
Arsenic (mg/L)
Calcium (mg/L)
Chloride (mg/L)
Copper (mg/L)
Fluoride (mg/L)
Iron (mg/L)
Lead (mg/L)
Magnesium (mg/L)
Manganese (mg/L)
Nitrate + Nitrite as N (mg/L)
Selenium (mg/L)
Sodium (mg/L)
Sulfate (mg/L)
Total Dissolved Solids (mg/L)
Zinc (mg/L)
pH (S.U.)
Total Coliform
E-coli Coliform

Water Quality
Standard
Class I Water
0.01
No Standard
250
1.0
4.0
0.3
0.015
No Standard
0.05
10
0.05
No Standard
250
500
5.0
6.5 – 8.5
PASS
PASS

Water Quality
Standard
Class II Water
0.1
No Standard
100
0.2
NS
5.0
5.0
No Standard
0.2
No Standard
0.02
No Standard
200
2,000
2.0
4.5 - 9.0

McKinney-1
U.W. No. 203822
1/8/2019
0.001
61.2
1.90
<0.001
0.20
<0.1
<0.001
15.9
<0.001
1.0
<0.001
1.67
9.30
219
<0.001
7.00
PASS
PASS

(d)(vii)(D)&(d)(viii) Septic System Models
The DEQ Chapter 23 Appendix A, Wehrmann Nitrate Model was used to estimate the cumulative
nitrate loading from the proposed Rocky Ridge Estates Subdivision. The quantity of infiltration
used in the model was estimated from precipitation normals. NOAA (2015) reports that the
Laramie Airport weather station received an average of 10.92 inches of precipitation between
1981 and 2010. Because Wyoming’s climate is dry, it is assumed that only 10 percent of
precipitation infiltrates into the ground and reaches the vadose zone. The total acreage of the
Rocky Ridge Estates Subdivision is 35 acres. For the purposes of this model, it is assumed that
each lot will have a single family four bedroom home that discharges a total of 470 gpd per lot.
Using these assumptions, the total wastewater generated for the seven-lot Rocky Ridge Estates
Subdivision is estimated to be 3,290 gpd.
The hydraulic conductivity value used for the model is based on the average of reported rates for
percolation testing within the proposed subdivision. The average percolation rate of the twelve
tests is 11.29 minutes per inch which converts to a hydraulic conductivity of 10.6 feet per day.
Based on water level measurements in three wells surrounding the subdivision, the hydraulic
gradient is approximately 0.0122 in a westerly direction and the distance across the midpoint of
the subdivision down the hydraulic gradient is 1,100 feet. The water quality results for the
McKinney-1 Well indicate that the nitrate concentration is 1.0 mg/L as shown in Table 10.
Based on these inputs, the Wehrmann Nitrate Model predicts that inputs from the seven lots in
the Rocky Ridge Estates Subdivision will result in a total cumulative nitrate load of 3.8 mg/L, an
increase of 2.8 mg/L. This nitrate level is significantly below than the 10 mg/L as required by the
DEQ Chapter 23 Rules and Regulations. The results of the nitrate modeling are provided in
Appendix E of this report.
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The DEQ Chapter 23 Appendix B, Minimum Isolation Distance Analysis was used to calculate the
vertical travel time and 2-year horizontal travel time for the subdivision wastewater. Based on
estimated total wastewater generation rate of 3,290 gpd with an average loading rate of 0.58
gpd/ft2 for the Rocky Ridge Estates Subdivision, the vertical travel time is calculated to be 524
days, based on 348 inches for “AP”. The total volumetric soil moisture was estimated from Table
1, provided by DEQ. The depth to seasonal high groundwater was estimated to be 110 feet,
which was determined from the potentiometric map shown in Figure 5. In addition, test pit data
reported in the wastewater application that no indication of seasonal high groundwater was
observed in the on-site excavations and the absorption systems having a depth of three feet.
The two year horizontal time of travel distance is calculated to be 65 feet, based on inputs of 10.6
feet/day for K, a hydraulic gradient of 0.0122 feet/foot, and an effective porosity of 41.2 percent
for sandy loam (Maidment, 1993). The minimum lot width along the groundwater gradient in the
Rocky Ridge Estates Subdivision is 333 feet. The model predicts that neighboring properties
would not be affected by wastewater disposal from the Rocky Ridge Estates Subdivision since
fluid should not leave the property. Well completion data from the McKinney-1 Well show that the
water-bearing intervals are confined so that wastewater disposal through soil absorption systems
is unlikely to impact the Casper Aquifer. The results of the Minimum Isolation Distance Analysis
are provided in Appendix E of this report.
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CHAPTER 23 - SECTION 8
(a)(i) Type of Water Supply
The water supply needs for the Rocky Ridge Estates Subdivision will be met with on-site wells. It
is anticipated that individual wells will be drilled to meet the needs of each lot owner.
(a)(ii) Average and Maximum Water Usage
It is assumed that the seven residential lots will each have an average population of 2.17 persons
based on the average household occupancy rate for Albany County from the 2010 census. Thus
it is assumed that the build-out population of each residential lot in the Rocky Ridge Estates
Subdivision will be two to three people per lot with a population of 16 people in the subdivision.
DEQ-WQD Rules and Regulations Chapter 12 Section 8 (a) states that a design rate of 125
gallons per day per person can be used for an average daily demand, and a rate of 340 gallons
per day per person can be used for a maximum day demand if no consumption data are
available. Application of these per capita demands to the build-out population of 2.17 persons
per lot results in an average daily demand of 271 gallons (0.19 gpm) per lot and a maximum daily
demand of 738 gallons (0.51 gpm) per lot. The total average daily demand for the seven lots in
the proposed subdivision is 1,899 gpd (1.32 gpm), and the total maximum daily demand for the
proposed subdivision is 5,165 gpd (3.59 gpm).
(a)(iii) Water Well - Septic System Compatibility
According to the well summary provided in Appendix D, wells drilled into a shallowest aquifer
exhibit a significant degree of confinement. Therefore, leachate from septic systems is not likely
to migrate into the aquifer material yielding drinking water to wells. Furthermore, the nitrate
modeling indicates that in a worst-case scenario, the nitrate concentrations could increase by
approximately 2.8 mg/L.
(a)(iv) Surface and Groundwater Rights
A search of the SEO groundwater rights database reveals that there are no groundwater rights
issued within the Rocky Ridge Estates Subdivision. A search of the SEO surface water database
indicates that there are no surface water rights on the property.
(a)(v) Mitigation of Impacts
To date there have been no documented impacts to surrounding property owners as a function of
groundwater withdrawals. It is not anticipated that impacts will occur as a result of developing
groundwater supplies for each of the seven undeveloped lots proposed for the Rocky Ridge
Estates Subdivision because of the low demands and relatively high productivity of the Casper
Aquifer as demonstrated through pump testing.
(b) Connection to Existing Water Supply System
This section is not applicable to the Rocky Ridge Estates Subdivision because individual water
wells will be used to meet the water demands of the owners.
(c) Common Water Supply System
This section is not applicable to Rocky Ridge Estates Subdivision because individual wells will be
used to meet the water demands of the owners.
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(d) Groundwater Quantity and Quality
A summary of wells completed in the nine-square mile area surrounding the proposed subdivision
is provided in Appendix D. These wells are completed in the Satanka Shale or the Casper
Formation. Wells range in depth from 89 to 757 feet. Permitted yields range from 3 to 1,400
gpm. The average permitted yield for the 327 wells listed in Appendix D is 30 gpm (monitor wells
are not included in this calculation).
The McKinney-1 Well is located west of the subdivision (see Figure 4) and was drilled and
completed on October 23, 2016. Table 9 provides a summary of well construction details for
McKinney-1 Well. A brief pump test conducted on the McKinney-1 Well reported on the
Statement of Completion indicated that the well produced over 75 gpm with 51 feet of drawdown
after 2.25 hours.
On January 8, 2019, WESTON conducted a constant-rate pump test on the McKinney-1 Well.
Discharge was regulated through a ball valve and was monitored by an in-line flow meter. Flow
meter readings were confirmed by measuring discharge with a 5-gallon bucket and a stop watch.
A Waterline well sounder was used to monitor water level. Water was discharged down gradient
from the well through discharge tubing.
The well was pumped continuously at a rate of 5 gpm. This pumping rate is over 150% of the
total estimated daily demand of 1.3 gpm for the seven undeveloped lots. The well exhibited a
maximum drawdown from the initial static water level of 0.50 feet during ten hours of pumping.
The drawdown stabilized around 0.48 feet within 120 minutes of pumping. During the
subsequent eight hours of pumping, the well exhibited no appreciable additional drawdown, and
the test was ended. The water level fully recovered to the pre-test level within 10 minutes of
ending the test. The lack of significant drawdown indicates that the aquifer was not stressed by
pumping at a rate of 5 gpm. Aquifer test data are included in Appendix C.
Based on the pump test results of the McKinney-1 Well as well as the water production data
available for other wells in the area as summarized in Appendix D, it is opinion of WESTON that
individual wells at each lot can more than meet the projected average and maximum daily
demands for the residential lots. Because an on-site well was not tested the plat map for the
Rocky Ridge Subdivision stipulates that the groundwater resource is unproven.
The quality of water from the McKinney-1 Well, located west of the proposed subdivision, is
presented in Table 6. As discussed previously, the water quality sample indicated that water
produced from the Casper Aquifer beneath the subdivision meets the Class I water quality
standards.
(d) (ii) Potential Adverse Effects
A windshield survey of the area within and surrounding the proposed subdivision was performed
to identify potential sources of contamination that could affect the quality of water in the target
aquifer. No activities or land uses were observed within 1/4 mile of the subdivision that could
reasonably be expected to impact the quality of the water in the local aquifer.
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SITE SPECIFIC INVESTIGATION
ROCKY RIDGE ESTATES SUBDIVISION
LOCATION:

NW 1/4, NE 1/4 Section 1, Township 15 North, Range 73 West
The location of the Rocky Ridge Estates Subdivision is shown in Figure 1.

PROJECT SUMMARY: The proposed development is 35 acres and consists of seven undeveloped lots.
The minimum lot size is 3.2 acres, and the average lot size is 5.0 acres. The
seven undeveloped lots will have individual wells and individual on-site
wastewater disposal systems. The plat map is included with this report.

A. LITERATURE SEARCH TO DETERMINE THE PRESENCE OF MAPPED VULNERABLE
FEATURES ON THE IMPROVEMENT SITE.
A literature search of geologic and hydrologic reports that are pertinent to the Rocky Ridge Estates
Subdivision was completed by Weston Engineering, Inc. (WESTON) to determine the presence of
mapped vulnerable features. Vulnerable features are defined by the Casper Aquifer Protection
Regulations adopted by the Albany County Commission October 15, 2015 as: faults, folds, open fractures
that extend to the ground surface, shallow depth to groundwater (defined as any location where no
effective confining layer is present over the water-bearing strata within the Casper Formation and the
depth to water is less than seventy (70) feet); exposed bedrock that comprises the permeable portions of
the Casper Aquifer; and defined drainages. The documents reviewed include the following:
•
•
•
•
•
•
•
•
•
•
•

Albany County Casper Aquifer Protection Plan, adopted January 4, 2011, 132 p.
Benniran, M.M., 1970, Casper formation limestones, southwestern Laramie Mountains, Albany
County, Wyoming, University of Wyoming, Master of Science Thesis, 95 p.
City of Laramie/Albany County Environmental Advisory Committee, 2002, Casper Aquifer
Protection Program: Aquifer Protection Plan developed by a community volunteer committee
following the requirements of Wyoming Wellhead Protection Guidance Document.
Darton, N.H. and Siebenthal, C.E., 1909, Geology and mineral resources of the Laramie Basin,
Wyoming; a preliminary report, U.S. Geological Survey Bulletin 364, 81 p.
Hinckley Consulting and Wyoming Groundwater, 2015, Laramie monitor well project report, 145
p.
Huntoon, P.W., and Lundy D.A., 1979, Fracture-controlled ground-water circulation and well siting
in the vicinity of Laramie, Wyoming: Ground Water, Volume 17, pp. 463-469.
Lundy, D.A., 1978, Hydrology and geochemistry of the Casper Aquifer in the vicinity of Laramie,
Albany County, Wyoming, University of Wyoming, Master of Science Thesis, 76 p.
James M. Montgomery Consulting Engineers, Inc., 1989, Consultant’s report of contamination
investigations at the Street Department Shops, City of Laramie, Wyoming.
Ver Ploeg, A.J., 2009, Revised geologic map of the Laramie quadrangle, Albany County,
Wyoming: Wyoming State Geological Survey, Map Series MS 50, Scale 1:24,000.
Western Water Consultants, Inc., 1993, Wellhead protection area delineation for Turner Well
Field, Pope Well Field, Soldier Spring, and Simpson Springs: prepared for the City of Laramie, 60
p.
Western Water Consultants, Inc., 1994, Turner Tract assessment, Laramie, Wyoming: prepared
for the City of Laramie, 43 p.
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•

•

Wyoming Water Resources Research Center, 1990, Understanding groundwater systems of the
southern Laramie Basin, Albany County, Wyoming, through applied chemical and physical data,
University of Wyoming, Mazor, E., editor, 66 p.
Younus, M., 1992, Ground Water Circulation and Vertical Mixing in the Principal Aquifer in the
Southern Part of the Laramie Basin, Albany County, Wyoming, Unpublished Master of Science
Thesis, University of Wyoming, 71 p.

Figure 2 illustrates the geology of the area around the proposed Rocky Ridge Estates Subdivision. The
geologic map is derived from the map of the Laramie quadrangle (Ver Ploeg, 2009). Geologic mapping
and the literature search revealed geologic structures in the vicinity of the Rocky Ridge Estates property.
Geologic mapping by Ver Ploeg (2009) indicates that the Rocky Ridge Estates Subdivision is:
o
o
o

located approximately 1,350 feet north of the Sherman Hill Fault at the nearest point;
is traversed by faults and associated folds of the Quarry Fault system in the northwest
and central portions of the property; and
is approximately 1,200 feet south of the axial trace of the Quarry Anticline.

The topographic/geologic map of the area indicates that an ephemeral drainage transects the southern
portion of the property. The drainage and fault traces with 100-foot setbacks are shown on Figure 2.

B. SITE NARRATIVE INCLUDING HISTORICAL INFORMATION RELATING TO PREVIOUS LAND
USE, EXISTING OR ABANDONED WELLS, KNOWN CONTAMINATION OF ANY PART OF THE
PROPERTY, UNDERGROUND TANKS, SEPTIC SYSTEMS, UTLITIES, AND ANY OTHER
IMPROVEMENTS ON THE IMPROVEMENT SITE.
Currently the property is entirely undeveloped with the exception of a municipal water transmission line
that traverses the property from north to south and the access to the McKinney property along the
western property boundary. A review of aerial photography of the site and site visits on December 17,
2018 and July 27, 2020 found no indications of other historic development of the property.
Online databases provided by the Wyoming Department of Environmental Quality – Solid and Hazardous
Waste Division website and EPA EnviroMapper website, were accessed on August 12, 2020. The
databases indicate that there have been no reported contaminant releases or spills on the property and
that no reported underground or above ground storage tanks are or have been located on the site.
An online search of the water well database maintained by the Wyoming State Engineer’s Office (SEO)
showed that there are no permitted wells on the Rocky Ridge Estates property. Site inspection did not
reveal the presence of any wells on the property. The inventory of wells occurring within a one-mile
distance of Rocky Ridge Estates Subdivision is provided in Attachment A.
Analysis of aerial imagery and a site inspection reveals no development other than the municipal pipeline
on the subject property. No septic systems are present on the seven undeveloped lots in the Rocky
Ridge Estates property.
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C. ON-SITE INVESTIGATION TO DETERMINE THE PRESENCE OF UNMAPPED VULNERABLE
FEATURES ON THE AREA CONSIDERED ON THE SITE PLAN.
Vulnerable features are any physical feature that minimizes the natural protection of the aquifer at the
ground surface including: faults, folds, open fractures, shallow depth to groundwater (defined as any
location where no effective confining layer is present over the water-bearing strata within the Casper
Formation and the depth to water is less than seventy (70) feet); exposed bedrock that comprises the
permeable portions of the Casper Aquifer; and defined drainages.
WESTON conducted site inspections at the Rocky Ridge Estates property on December 17, 2018 and
July 28, 2020 after reviewing geologic maps and aerial photography to identify potential features of
interest. The Quarry Fault system with associated monoclinal drag-folding exposed on the up-thrown
block was mapped on the property. The drag folds dip southward locally, whereas the general dip
bedrock is three degrees westerly north and south of the Quarry Fault system. An ephemeral drainage
transects the property along the southern boundary. Figure 2 and the site plan included in Attachment B
both show the locations faults of the Quarry Fault system and the ephemeral drainage with 100-foot
offsets from these vulnerable features.

D. WHERE SUBSURFACE WASTEWATER DISPOSAL IS PROPOSED, THE FACILITY MUST
COMPLY WITH ALBANY COUNTY’S DESIGN AND CONSTRUCTION STANDARDS FOR SMALL
WASTEWATER FACILITIES AND REGULATIONS FOR PERMIT TO CONSTRUCT, INSTALL OR
MODIFY SMALL WASTEWATER FACILITIES.
Subsurface small wastewater disposal systems will be used on the seven lots in the Rocky Ridge Estates
Subdivision. The locations of the wastewater disposal systems will be determined by the individual
property owners, but potential build sites are included in the attached plat map. The systems will have to
be permitted through the Albany County Planning Department and meet all of Albany County’s design
and construction standards. A DEQ Chapter 23 permit application has been prepared for this property to
assess the suitability of individual wastewater disposal systems. That permit application is being
submitted to DEQ.
On July 27, 2020, six test pits were excavated to depths of approximately 10 feet to evaluate the nature of
the soil profile and to determine the presence of shallow groundwater and bedrock. No test pits were
completed in Lot #4 because restrictive limestone bedrock is prevalent at the surface. The test pit
locations are shown in Figure 2, and the test pits numbers are represented by green dots in Attachment
B. Lithologic descriptions of the stratigraphic intervals encountered are included in Attachment C. The
soil profile encountered in these pits included sandy cobble loam, and clayey loam underlain by sandy
loam with limestone cobbles. Clastic material is derived from the Casper Formation. Mottled soil or
groundwater were not encountered in any of the test pits. Restrictive layers of limestone were observed
at a minimum depth of 6.6 feet.
On February 25, 2019 and April 5, 2019, four sets of percolation tests were completed. The locations of
each set of percolation test are included in Attachment B. The percolation holes are each site were
spaced 30 feet apart. The percolation test holes were soaked repeatedly and allowed to sit overnight
prior to percolation testing. On the morning of percolation testing, percolation test holes were refilled with
water twice prior to testing.
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Percolation testing results are included in Attachment C. The percolation rates range from 6.15 to 16.00
minutes per inch.
Sufficient soil thickness for construction of a subsurface wastewater disposal system is not present within
Lot #4. The soil absorption system for this lot will require excavation of rock and the importation of
suitable material for a mounded system. The sizing of the leach field will be determined by the
percolation rate of the imported material. A review of septic system permits maintained by the Albany
County Planning Department indicate that multiple septic systems in the vicinity of the proposed
subdivision have been successfully installed and maintained in similar settings. Such systems shall be
designed by a Wyoming licensed professional engineer, and the percolation rate of the imported material
shall be determined prior to construction.

E. DELINEATION OF THE ONE HUNDRED (100) YEAR FLOODPLAIN ON THE SUBJECT
PROPERTY, IF NONE IS INDICATED ON THE FEMA FLOOD INSURANCE RATE MAP, AND
DEEMED NECESSARY BY THE ALBANY COUNTY PLANNING OFFICE
Flood Insurance Rate Map Number 56001C1770E, effective date January 19, 2011, provides a
delineation of the flood plains within the municipal boundaries of the City of Laramie and unincorporated
parts of Albany County surrounding the City. This map, issued through the National Flood Insurance
Program (administered by the Federal Emergency Management Agency) and provided in Attachment D
indicates that the entire parcel of Rocky Ridge Estates Subdivision is ‘Zone X Other Areas’ which is
defined as ‘Areas determined to be outside 100 year flood plain.’ No construction or development will
occur within the unnamed drainage located on the southern part of the proposed development.

F. A CHARACTERIZATION AND ASSESSMENT OF ANY VULNERABLE FEATURE PRESENT ON
THE PROPERTY AND ANY POTENTIAL RISK OF CONTAMINATION FROM THE PROPOSED APOZ
DEVELOPMENT TO THE AQUIFER.
The vulnerable features identified within the Rocky Ridge Estates Subdivision are the ephemeral
drainage located along the southern boundary and the faults and associated monoclinal folds of the
Quarry Fault system in the northwest and east-central parts of the property. Development will occur
outside of setbacks from vulnerable features, and the depth to groundwater in the Casper Aquifer is
greater than 70 feet. Therefore, the potential risk of contamination from the proposed development is
low.

G. DETERMINATION OF ANY NECESSARY MITIGATION MEASURES OR SETBACKS, IF ANY, AS
A RESULT OF THE PRESENCE OF A VULNERABLE FEATURE(S) ON THE IMPROVEMENT SITES.
The APOZ requires a 100-foot setback from delineated drainages and fault traces. The purpose of the
offset is to prevent introduction of contaminants to the aquifer where recharge occurs. A 100-foot offset
from the drainage for the installation of on-site wastewater disposal systems will adequately protect the
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Casper Aquifer as determined by the Casper Aquifer Protection Plan, and the depth to groundwater
beneath the site is greater than 70 feet. No additional mitigation measures are believed to be necessary.

H. DETERMINATION OF THE DEPTH TO GROUNDWATER ON THE IMPROVEMENT SITE. AN
ATTEMPT SHOULD BE MADE TO DETERMINE THE GROUNDWATER AT ITS HIGHEST ANNUAL
ELEVATION, WHICH TYPICALLY OCCURS IN LATE SPRING. WATER LEVEL(S) IN A WELL ON
THE SITE PROPERTY ARE PREFERABLE FOR DETERMINING DEPTH TO GROUNDWATER.
WATER LEVELS FROM WELLS ON ADJOINING PROPERTIES MAY BE USED IF A WELL HAS NOT
BEEN DRILLED ON THE SUBJECT PROPERTY. IF A WELL IS NOT AVAILABLE FOR OBTAINING
WATER LEVELS, THEN MAPS DEPICTING THE SURFACE OF THE CASPER AQUIFER AT THE
SUBJECT PROPERTY MAY BE USED.
The well inventory from the SEO water rights database is presented in Attachment A. The static water
levels of individual wells are included in the inventory. Wells completed in the Casper Formation and the
lower part of the Satanka Shale are confined, and water-bearing intervals are held under artesian
pressure until penetration by the well bore. Thus, the static water level lies above the water-bearing
interval and the aquifer is confined. The top of water-bearing interval in the McKinney-1 Well which is
located on the adjacent property to the west of Rocky Ridge Estates as reported by the driller is 100 feet,
and the static water level was 89 feet.
Four wells were used to determine the potentiometric surface and groundwater gradient for the Casper
Aquifer in the vicinity of the Rocky Ridge Estates Subdivision, the McKinney-1 Well (U.W. 203822,
completed in 2016), the Toro-1 Well (U.W. 198964, completed in 2013), the North Imperial Heights
Monitor Well (U.W. 203338, completed in 2015), and the Vista & Grand Monitor Well (U.W. 203337,
completed in 2015). These wells were selected because of the similarity of completion dates (2012 to
2016) and their proximity to the subject property. Potentiometric contours and the location of these wells
are shown in Figure 3. These contours show that the potentiometric surface lies at depths exceeding 70
feet beneath the Rocky Ridge Estates property. Furthermore, as noted above, the water-bearing rocks lie
below the potentiometric surface and the aquifer is confined.
I. ASSESSMENT AND MITIGATION PLAN FOR ANY IMPACTS TO THE CASPER AQUIFER
CAUSED BY STORM WATER RUNOFF.
Four 30-inch diameter culverts are in place in the southwest corner of the Rocky Ridge Estates property.
These existing culverts are installed in the ephemeral drainage that exists along the southern boundary of
the property. Storm water generation will be minimal to non-existent on the Rocky Ridge Estates
Subdivision because little of the proposed development will be low permeability man-made surfaces.
Additionally, any runoff from impermeable surfaces, such as roofs and driveways, will not be likely to
reach the Casper Aquifer because there are no planned impoundments for storm water retention, the
depth to water in the Casper Aquifer is greater than 70 feet, and the aquifer is confined. No mitigation for
storm water runoff is needed for the proposed subdivision.
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J.
GEOLOGIC MAP ILLUSTRATING THE GEOLOGIC FORMATIONS AND VULNERABLE
FEATURES ON THE IMPROVEMENT SITE. THE MAPS SHALL INCLUDE THE LOCATION OF ALL
EXISTING AND ABANDONED WELLS. THE POTENTIOMETRIC SURFACE OF THE CASPER
AQUIFER MAY BE INCLUDED ON THIS MAP.
Figure 2 is a geologic map illustrating the geologic formations and vulnerable features on the
improvement site. The map is derived from the Laramie, Wyoming 1:24,000 geologic map by Ver Ploeg
(2009). The map shows that the Delta member of the Casper Formation (labeled “Pc” on the geologic
map) is the bedrock unit underlying the Rocky Ridge Estates Subdivision. This geologic unit is comprised
of thin continuous beds of resistant, low permeability limestone and calcareous fine grained sandstone
beds. The Delta member is approximately 90 feet thick.
The Epsilon member of the Casper Formation (Pc on the geologic map) overlies the Delta member. The
Epsilon member is approximately 30 feet thick (Ver Ploeg, 2009) and consists of weakly cemented, fine
grained sandstone. The Epsilon member crops out west of the western boundary of the property.
Alluvial terrace deposits (Qt) occur in the along the southwestern boundary, and alluvial and colluvial
deposits (Qac) exist in the ephemeral drainage transecting the southern part of the property. These
deposits consist of sand, silt, clay, and gravel and are probably less than fifteen feet thick. The terrace
deposits are underlain by low permeability limestone in the Delta member.
The geologic map also provides the approximate locations of water wells in the nine-square mile area
surrounding the proposed subdivision. Site inspections conducted on December 17, 2018 and July 27,
2020 found no indication of existing or abandoned water wells on the site. The identified vulnerable
features on the property are an ephemeral drainage, and fault traces of the Quarry Fault system. The
locations of these features are shown in Figure 2.

K. SITE PLAN SHALL BE PROVIDED FOR THE IMPROVEMENT SITE AND SHALL EXTEND ONE
HUNDRED FIFTY (150) FEET FROM THE IMPROVEMENT SITE BOUNDARY. THE SITE PLAN
SHALL SHOW EXISTING AND PLANNED STRUCTURES, PROPOSED SMALL WASTEWATER
SYSTEMS, AND OTHER IMPROVEMENTS (INCLUDING BUT NOT LIMITED TO ROADS,
DRIVEWAYS, UTILITIES, AND LANDSCAPING). THIS SITE PLAN SHALL ALSO SHOW THE
VULNERABLE FEATURES IDENTIFIED IN THIS PROCESS AND THE DISTANCE TO THE
PROPOSED APOZ DEVELOPMENT. ANY OTHER INFORMATION NECESSARY TO MAKE AN
ACCURATE ANALYSIS OF THE PROPERTY SHALL BE INCLUDED ON THE SITE PLAN.
A site plan and vicinity map with the proposed lot locations, build sites and vulnerable features with
setbacks is provided in Attachment B. The lots will be single family residential development and
anticipated improvements include driveways, homes, water wells, and on-site septic systems. No
physical site improvements will be made as part of this subdivision application process. Individual lot
owners who will be building homes, roads, and wastewater disposal systems will be required to make
applications for wastewater disposal systems with site plans for review and approval by the Albany
County Sanitarian. The plans will have to be approved prior to construction.
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Attachment 2. Reviews

David C. Gertsch
From:
Sent:
To:
Subject:

Randy Griesbach <randy.griesbach@wyo.gov>
Thursday, September 10, 2020 8:38 AM
David C. Gertsch
Re: Request for Review of a Preliminary Plat Subdivision Application SD-08-2020

David,
The increase in runoff due to the development of the subdivision is deemed insignificant. All runoff flows to a drainage
swale and into Spring Creek near the Grand Avene crossing. WYDOT has no concerns.
thanks

On Fri, Aug 28, 2020 at 9:37 AM David C. Gertsch <DGertsch@co.albany.wy.us> wrote:
Hello,

I have attached a subdivision application for your review and comment. I will note that this subdivision is within the
Aquifer Protection Overlay Zone for those with interest in that designation. If you would like to provide comments,
please do so by September 11th (the City of Laramie and Laramie Rivers Conservation District may follow statutory
minimums for their reviews). If you have any questions, please let me know.

Thanks,

David C. Gertsch
Planning Director, Albany County
Office (307)721-2568
Direct (307)721-1866
1002 South Third Street
Laramie, WY 82070
www.co.albany.wy.us/planning.aspx

1

‐‐
Randall R. Griesbach, P.E.
District Traffic Engineer
Wyoming Department of Transportation
3411 S. 3rd Street
Laramie, WY 82070
307‐745‐2116

E‐Mail to and from me, in connection with the transaction
of public business, is subject to the Wyoming Public Records
Act and may be disclosed to third parties.

2

David C. Gertsch
From:
Sent:
To:

Cc:
Subject:

Arthur Sigel <sigel_a@yahoo.com>
Monday, September 28, 2020 9:48 AM
Alan J. Frank; wgorman1980@gmail.com; Chad Dinges; david.l.carlson@usps.gov; David S. O'Malley;
david.w.wilson@usps.gov; Gena Munari; Grant Showacre; Jenna Strain; Karen Bowman; Legal
Request; laura.j.cavey@usps.gov; Peggy Trent; randy.griesbach@wyo.gov; Rob Fisher;
tom.dehoff@wyo.gov; tony.hoch@lrcd.net; wgfd.hpp@wyo.gov; David C. Gertsch
Derek Teini; Todd Feezer; Dan Johnson; Max Coulthard; Joe Witt; Jon Essley; Dylan Whitmer
Re: Request for Review of a Preliminary Plat Subdivision Application SD-08-2020

After meeting with the developer of SD-08-2020 and visiting the site I am removing all of the previously stated concerns
on behalf of ACFD1.
Fire Protection will be served by two City Hydrants located at the entry point to the planned subdivision.
The Cul-de-Sac at the north end more than meets our requirements in that it will be 120 feet in diameter.
Art Sigel, Chair ACFD1
307-399-3400
On Tuesday, September 8, 2020, 03:14:56 PM MDT, Arthur Sigel <sigel_a@yahoo.com> wrote:
Albany County Fire District No.1 has reviewed SD-08-2020. We have two comments to the plan as presented.
We note page 2 of the Engineering and Drainage Report states Fire Protection will be as directed by the County. Page 1
indicates domestic water will be from individual wells. Given these design criteria we believe the Fire District's Hauled
Water Program is the appropriate Fire Protection Program for the Rocky Ridge Subdivision. The cost for a seven lot
subdivision is $7000. Contact for contract details is Art Sigel at sigel_a@yahoo.com
Road design appears to need attention. Specifically a 60 foot diameter cul de sac is well under International Fire Code
specification of 96 feet diameter. In the event of a structure fire we will have multiple engines on scene. Those hauling
water to the site will need turnaround space to deliver, dump and depart to reload with water.
Art Sigel, Chair ACFD1
307-399-3400
On Friday, August 28, 2020, 09:37:26 AM MDT, David C. Gertsch <dgertsch@co.albany.wy.us> wrote:

Hello,

I have attached a subdivision application for your review and comment. I will note that this subdivision is within the Aquifer
Protection Overlay Zone for those with interest in that designation. If you would like to provide comments, please do so by
September 11th (the City of Laramie and Laramie Rivers Conservation District may follow statutory minimums for their
reviews). If you have any questions, please let me know.

Thanks,
1

David C. Gertsch
Planning Director, Albany County
Office (307)721-2568
Direct (307)721-1866
1002 South Third Street
Laramie, WY 82070
www.co.albany.wy.us/planning.aspx

2

City of Laramie
City Manager’s Office
P.O. Box C
Laramie, WY 82073

(307) 721-5226
fax (307) 721-5211

September 14, 2020
Albany County Planning Office
Attn: David Gertsch
1002 S. 3rd Street
Laramie, WY 82070
RE: SD-08-20 – Rocky Ridge Subdivision – City of Laramie Official Comments
Dear Mr. Gertsch,
On August 28, 2020, David Gertsch, Planning Director for Albany County provided
information regarding the Rocky Ridge Subdivision, for comment and review by the City of
Laramie. Per WSS 34-12-103, the City provides the following response related to the Rocky
Ridge Subdivision application.
The City requests that this subdivision application be denied based on non-conformance
will all applicable regulations and plans of the City and County. Of particular note, the
proposed subdivision will not conform with the jointly adopted City of Laramie
Comprehensive Plan approved by the Laramie Planning Commission & City Council and the
Albany County Planning & Zoning Commission (May 17, 2007), and the Albany County
Board of Commissioners (June 5, 2007). Furthermore, the subdivision proposal does not
conform to the requirements of any of the following:
•
•
•
•

Albany County’s Comprehensive Plan
Albany County’s Aquifer Protection Plan
Albany County’s Aquifer Protection Overlay Zone
Albany County’s Regulations

Lastly, the subdivision proposal lacks legal access to Quarterhorse Drive as depicted in the
plan. More detail is provided below related to each comment and all referenced
maps/exhibits are attached hereto.
Jointly Adopted City of Laramie Comprehensive Plan
This proposed subdivision is not located within the Urban Growth Area for the City of
Laramie as shown on Map 7.2 of the City of Laramie Comprehensive Plan. Although it is
THE GEM CITY OF THE PLAINS
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adjacent to the City Limits, the area is not recommended for annexation as the land is not
intended to be developed beyond an agricultural use. Of critical importance is the inclusion
of this land within the Casper Aquifer Protection Area. The subdivision lands also contain
ridgeline and slopes comprising Development Limitation Areas, as shown on Map 7.3.
This land is intended to be developed for agriculture with a recommended density of one
(1) residential unit per 1,000 acres as per the jointly adopted Comprehensive Plan. This
subdivision does not comply with that standard. (The subdivision would not comply either
with the agriculture zoning standard of the City which is 1 unit per 35 acres.) The
Comprehensive Plan defines “Agricultural Character” as follows:
“The character of this rural area is dominated by agricultural use where homes are an
accessory to agriculture. While agriculture may also be a dominant land use in the
Countryside areas, which accommodate a rural residential lifestyle while allowing
agricultural use to continue, in the more rural areas agriculture is intended as the sole use.
The landscape is accented by farmsteads, barns, fences lining farm fields and areas for
livestock, and a virtually unbroken horizon, which contribute to its rural character. This
land is not to be developed within the horizon of this plan. Ranch land is likely to have
more than 1,000 acres per dwelling unit and thus no density is assigned in Table 3.1,
Future Land Use Classifications.”
This subdivision proposal is clearly not compatible development for this area and violates
the agricultural character standard. The subdivision as proposed goes well beyond the
agricultural character, with the higher densities typical of a Residential Subdivision, and
clearly conflicts with the jointly adopted Comprehensive Plan.
Additionally, lands located in Development Limitation Areas (Map 7.3) are environmentally
sensitive - often in relationship to protection of the Casper Aquifer. These areas “may
warrant special conditions before or if this land is to be developed.” For Development
Limitation areas within the Casper Aquifer Protection Plan only, “…extremely low-density
development…” should be considered, consistent with the Agricultural Land Use
Designation at 1 unit per 1,000 acres, or even the lesser standard as dictated by county
zoning at 1 unit per 35 acres. In relationship to the steep slopes existing on this land, the
Engineering & Drainage Report submitted for the project does not even mention the
possible development limitations that may be encountered with no acknowledgement or
analysis of the existing major rock outcroppings and steep slopes that will create
development issues.
Counties are required per county Platting and Subdivision Regulations and Wyoming State Statues,
“to the extent practical” to ensure any plat is consistent with any City and County Plan. It is practical
to proceed with development of this land, but only in the limited, low density capacity of 1 du per
35 acres. The applicant has not shown why the proposed higher density, which is contrary to
applicable plans and regulations, should be allowed.

City of Laramie
City Manager’s Office
P.O. Box C
Laramie, WY 82073

(307) 721-5226
fax (307) 721-5211

County Comprehensive Plan
This subdivision proposal does not conform to the recommendations of Albany County’s
Comprehensive Plan for Rural Residential Growth. Per the County’s Plan, Rural Residential Growth
should only allow 1 du per 5-39.9 acres. This subdivision does not comply with that requirement,
but instead is more closely aligned with the Small Lot Residential designation of 1 du per 2-5 acres.
Additionally, when the Rural Residential Use, which states that this development pattern should
support, “single-family dwellings with the ability to store, maintain and adequately care for limited
livestock. Designated for residential uses and limited agricultural operations…”, further consideration
should be given to the density of 1 du per 5 acres, due portions of the property within the
development being unusable due to extreme slopes and rock outcroppings that make portions of
this property unusable for the intended purpose. The submitted SSI, indicates there is not sufficient
soil for a subsurface wastewater system and that sizing of a future wastewater system will be
determined through the percolation rate of the type of fill imported and future design by a
Wyoming licenses professional engineer, however there is not acknowledgement of this
requirement on the plat.
Also, the Albany County Comprehensive Plan does not show this land within any priority growth
area that supports this type or density of development but, instead, shows the land in Priority
Growth Area 4:
“Priority Growth Area 4 locations tend to be more remote, be served largely and sparingly
by gravel roads, and have low levels of public service (police, fire protection, school bus,
enforcement of health standards, etc.). As a result, they have a relatively low growth-efficiency
rating, meaning provision of public services to these areas is relatively expensive (e.g., on a per
capita basis), and they are often in active agricultural or environmentally sensitive areas.
Conservation and protection of agricultural operations, wildlife habitat, and sensitive
lands is a high priority in PGA 4. Low density residential uses are encouraged. (See Map 3.4,
Priority Growth Areas.)”
As this section clearly states, the subdivision proposed is located in one of these highly sensitive
area (the APOZ) and should not be permitted at the density proposed. A higher density of only 1 du
per 35 acres could be allowed, thus no subdivision should be permitted. Even the Albany County
Zoning regulations suggest the maximum density should be 1 unit per 5 acres but, when lands
within the subdivision are recognized as unusable due to rock outcroppings/steep slopes, it is not
unreasonable to reduce the density as recommend by the Albany County Comprehensive Plan
associated with this subdivision proposal.
Counties are required per county Platting and Subdivision Regulations and Wyoming State Statues,
“to the extent practical” to ensure any plat is consistent with any City and County Plan. It is practical
to proceed with development of this land, but only in the limited, low density capacity of 1 du per
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35 acres. The applicant has not shown why the proposed higher density, which is contrary to
applicable plans and regulations, should be allowed.
Albany County’s Casper Aquifer Protection Plan
Additional reasons for denial of this subdivision application include impacts to the Casper Aquifer, a
water source for both the City and Albany County residents. This proposed subdivision is found
within Albany County’s Aquifer Protection Area and is upgradient from critical wellhead
infrastructure for the City. It is noted in the County’s public educational materials that:

“wastewater systems are recognized as a potential source of contamination” and “once
contaminated aquifers are difficult and expensive to restore…. The most cost-effective
approach is to prevent contamination before it occurs, rather than attempting to remedy
existing contamination.” (Albany County website. Casper Aquifer – Parts 1 & 2: General
Information & Living, Building and Developing in the Casper Aquifer.)
Giving consideration to the fact that this subdivision will allow seven (7) wastewater systems, when
the County’s Comprehensive Plan recommends only one (1), this subdivision proposal would far
exceed the number of potential source contamination points consider reasonable for purposes of
protection the aquifer. The land shown includes faults and drainages identified in the County’s
Casper Aquifer Protection Plan as geologic features that are points of vulnerability for aquifer water
quality. Drainages are areas where “…rapid recharge occurs as the water crosses permeable
sandstones and fractures. Where rapid recharge occurs, rapid contamination can also occur. (County
CAPP).” Faults also exist on this land as additional infiltration points for potential contaminants and
“rapid infiltration, in turn, has the potential for rapid contamination of the aquifer. (County CAPP).”
Allowing this subdivision to proceed would introduce well-known and documented septic system
risks in an already extremely vulnerable geologic area, and upgradient from the City’s water source.
This higher density development should not be approved by Albany County. The County has the
authority to require, and permit, development density at the lowest end of the allowed level
permitted by zoning and has no obligation to support the highest density possible. In this case, the
County’s own plans supports a reduction in density, thus a subdivision that is less impactful to the
County’s and City’s water source.
Albany County’s Casper Aquifer Protection Regulations
Further support for denial of the subdivision application is found in the County’s Aquifer Protection
Overlay Zone Regulations. As articulated in the County legislative findings of the county regulations,
the aquifer is vulnerable to contamination and, because both City and County residents draw from
this water source, protection is important; notably, the regulations specifically call out City Well
Fields and domestic wells. It is the Board’s obligation to “safeguard the Casper Aquifer wells and
springs.” This goal can be achieved through reduced development density which assures a fewer
number of septic systems as recognized by the County as sources of contamination.

City of Laramie
City Manager’s Office
P.O. Box C
Laramie, WY 82073

(307) 721-5226
fax (307) 721-5211

All of the following facts support the County in exercising its authority to require and assure a
technical peer-review of the submitted Site Specific Investigation (SSI) report for the entire area of
the proposed subdivision:
•
•
•
•

Located upgradient from city well fields
Located upgradient from private residential county wells
Site Specific Investigation (SSI) recognizes that development constraints exist, with
particular caution that installation of a septic is not possible on proposed Lot 4
Proliferation of existing vulnerable features, including faults, the Quarry Anticline and
ephemeral drainages

Seeking a technical peer-review of the submitted SSI will provide additional support for any
development proposal as might be considered, and will provide a critical independent, third party
review of a project in an area that is considered essential for water protection. The City recognizes
that parcels zoned residential prior to the regulations are not required to submit an SSI; however,
any submitted SSI should be peer reviewed to ensure and establish the validity, thoroughness, and
scientific validity of the findings. In the event the County does not require technical review of the
submitted SSI, the City requests that this application be postponed prior to consideration by the
Planning and Zoning Commission for an appropriate amount of time (30 days) so that the City may
conduct and independent technical review of the submitted SSI.
Albany County’s Subdivision Regulations & Access
County Subdivision Regulations set forth review of all proposed roads and streets to assure the
subdivision will legally connect to any street, be it public or private. The proposal indicates the
subdivision will access Quarterhorse Drive; however, the City has no agreement with the property
owner securing access to this street as is required by Municipal Code. (Nor has the applicant
initiated any discussion with the City to establish such legal access.) In this case, access through the
city is unnecessary as this property already has a filed and recorded access easement across county
lands extraterritorial to the city (Doc # 2010-271). If this or any other property owner would like to
access Quarterhorse Drive, those persons would need to confer with the City to conduct a traffic
study to determine the feasibility of the requested access and may be required to meet other
conditions such as paving, public access or maintenance agreements, just to name a few. Because
the design and layout of the subdivision relies on Quarterhorse Drive for access, and no such access
has been granted, the subdivision cannot be approved at this time.
Albany County’s Septic System Impact Assessment
Section 6.0 of Albany County’s Septic System Impact Assessment noted “the results of this study
indicate that further consideration to development in the CAPA is warranted and may require
amending existing development practices to protect the Casper Aquifer.” The findings of the study
advocated also for “the extension of City wastewater service to the rural subdivisions, or perhaps
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consider regional collection and treatment systems.” Additional data collection was also
recommended by the study, which is a sentiment that has been echoed by County officials. Given
the evaluated septic system was shown to be only 39% effective in removing nitrates, and was
located within the aquifer protection area, it would clearly be wise and prudent to temporarily
pause permitting of any new septic systems until more data can be obtained. There is a documented
concern that continuing to allow development reliant upon wastewater septic systems will
eventually have a cumulative detrimental effect on the aquifer water quality.
In closing, the City would reiterate the request that this subdivision application be denied as it does
not conform with any of the applicable standards and plans of either the City or County. The list
below provides a summary of both the aforementioned comments, along with a few additional
concerns and requests, relative to the Rocky Ridge subdivision application.
1.
2.

3.

4.
5.

6.

7.

No block designation has been given for the lots on the plat. The City requests a block
designation be required where the lots are located on the map.
The developer does not have legal access to Quarterhorse Drive for the subdivision or any
other development proposal. The subdivision shall utilize the legal access as shown in the
figure attached (Recorded Doc # 2010-271) and as provided to allow the original large lot
subdivision in the area. Unless access is granted by the City, no access to Quarterhorse Drive
will be permitted.
Information shall be included within the drainage report showing how much water will
drain onto the City limits adjacent to the development. This is necessary to ensure no
adverse impact to adjacent property owners, as well as to the city stormwater system in the
area.
The Engineering & Drainage Report must be revised to address steep slopes in the
subdivision area. Development on steep slopes should be restricted.
As practically supported by the Albany County Comprehensive Plan and Albany County
Casper Aquifer Protection Plan, the county should only consider a 1 du per 40-acre
development. The County is under no obligation to approve a subdivision at maximum
density but is legally encumbered to consider the guidance provided in its adopted plans.
Those adopted plans indicate the practical ability of this subdivision to be developed at a
low-density development.
Albany County APOZ regulations support the County requiring technical review of the
submitted SSI. The subject property contains faults and vulnerable features, as well as
noted development constraints and deficiencies, that deserve peer review to establish the
validity, thoroughness, and scientific validity of the findings. The submitted SSI does not
reference or appear to take into account recent new data, such as the Septic System Impact
Analysis Study, which could well constitute a critical oversight that could cause harm to the
aquifer. In the event the County does not require technical review of the submitted SSI, the
City requests that this application be postponed prior to the Planning and Zoning
Commission meeting for an appropriate amount of time (30 days) so that the City may
conduct and independent technical review of the submitted SSI.
In the event any development occurs on the property, advanced wastewater systems should
be required. The lack of adequate soil types in the area suggest this type of septic system
should be used, and the Septic System Impact Analysis Study clearly affirms as much. With
the location of these septic systems directly upgradient from City well fields, and on the

City of Laramie
City Manager’s Office
P.O. Box C
Laramie, WY 82073

8.
9.

(307) 721-5226
fax (307) 721-5211

same fault line that provides water to these wells, this extra precaution is absolutely
necessary and practically feasible under the review authority of the County.
Black Hills Energy noted that no gas is available in this location.
New construction of structures must comply with the current International Code series
adopted by the State of Wyoming and the City of Laramie, at the time of new construction,
to meet the requirements for future possibilities of annexation into the City of Laramie. The
State of Wyoming and the City of Laramie have adopted the 2018 International Code
Council Series and International Fire Code. Any construction not to these current ICC
standards could preclude the owner from any annexation until improvements are made at
owner’s expense.

In summary, the City requests that the subdivision proposal as submitted be denied. The City
would reconsider its position if revised materials where submitted showing major revisions;
mainly a reduction in density to 1 du per 35 acres and revised access that does not utilize
Quarterhorse Drive. The plans and country regulations, per Wyoming State Statues, support “to the
extent practical” to ensure any plat is consistent with any City and County Plan and thus should be
followed.
As stated above, this is an official response from the City of Laramie as provided for in City Council
Resolution 2019-42 and WSS 34-12-103. The City’s requests directly align with adopted plans of
the City and County, as well as Chapter 4: Intergovernmental Relation of the Albany County
Comprehensive Plan and serve to increase the efficiency of taxpayer funded services and
investments, while providing predictability and consistency in protection of the investments of
private landowners.
Should the Board of Commissioners consider these comments and disagree, we look forward to
your response as to the Board’s response as to the items of disagreement and minutes of the BOC
meeting. The City requests that, as a matter of professional courtesy, the Board of Commissioners
would submit any such statements at least five (5) business days prior to consideration of the
subdivision application by either the County Planning & Zoning Commission or Board of
Commissioners so as to allow the City sufficient time to review in advance of the public meeting.
Thank you,

Todd Feezer
Assistant City Manager, City of Laramie
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City of Laramie
City Manager’s Office
P.O. Box C
Laramie, WY 82073

(307) 721-5226
fax (307) 721-5211

October 29, 2020
Albany County Planning Office
Attn: David Gertsch
1002 S. 3rd Street
Laramie, WY 82070
RE: SD-08-20 – Rocky Ridge Subdivision – City of Laramie Additional Comments
Dear David Gertsch,
On August 28, 2020, David Gertsch, Planning Director for Albany County provided information
regarding the Rocky Ridge Subdivision, for comment and review. Per WSS 34-12-103 the City
provided an official response letter related to the Rocky Ridge Subdivision. The comments
provided in our original letter remain applicable to the subdivision and we request that those
comments remain on the record related to this subdivision application.
This additional comment letter per WSS 34-12-103 is being made based on information provided to
the City following the Albany County Planning and Zoning Meeting held on October 14, 2020.
During the meeting access for the subdivision to Quarterhorse Drive was discussed as a concern for
the Planning and Zoning Commission, with the Commission requesting that this item be cleared up
before it comes back to them. The City agrees with this concern and reiterates that the subdivision
does not have legal access to Quarterhorse Drive, thus access has not been cleared up as requested.
The City would like to point out the follow two issues:
•
•

As stated in our original letter the proposed subdivision is designed to access Quarterhorse
Drive, a City maintained and owned right-of-way. Access to this street and any City street
requires permission from the City, which the owner has not obtained.
Access via easement was mentioned during the October 14, 2020 meeting as a possible means of
providing legal access to Quarterhorse Drive, as the easement and Quarterhorse Drive “overlap”.
At the time of the meeting the easement information had not been provided to the City for
review, thus no comments were made during the meeting. However, following the meeting the
easement documents were provided to the City and City has mapped (see attached) those
easements. Based on the mapping no easement “overlaps” Quarterhorse Drive or provides
access to Quarterhorse Drive in any other way, thus the subdivision remains without legal access.

Based on this information no access exists to the subdivision as proposed. The Planning and Zoning
Commission should not consider a plat that cannot be built and designed in the manner submitted.
The City requests that until these matters are 100% resolved the Planning and Zoning Commission
should not consider this Preliminary Plat. It is recommended that if the property owner use the
described existing easement as found in Recorded Doc # 2010-271 and submit a plat that reflects
this access.
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As stated above, this is an official response from the City as allowed per City Council Resolution
2019-42 (Attached), WSS 34-12-103. These requests directly align with adopted plans of the City
and County as well as Chapter 4, Intergovernmental Relations of the Albany Comprehensive Plan,
and we believe will increase efficiency, saves effort, allows our governments to be proactive, creates
predictability, consistency and understanding and finally creates ownership of the plans in which
we have adopted. Finally, as required by WSS 34-12-103 any comment in which the board
disagrees with, the board shall respond in writing as to the items of disagreement. The city
requests this document be provided following consideration by the board in a public meeting and
that the City be given time to review, before any decision on the subdivision is made.
Thank you,

Todd Feezer,
Assistant City Manager, City of Laramie
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DRAFT
Todd Feezer, Assistant City Manager
City of Laramie
PO Box C
Laramie, WY 82073
Re: Response to City of Laramie’s Comments on the Rocky Ridge Subdivision Application
Dear Mr. Feezer:
Thank you for your comments. We are grateful for your involvement and concern for future
development in Albany County. Albany County has reviewed the comments provided
concerning the Rocky Ridge Subdivision application. As per W.S. § 34-12-103, our official
response follows.
Consistency with the County and City Comprehensive Plans in General
While our adopted comprehensive plans are an important tool for the planning of future growth,
the implementation typically occurs with the adoption of policies through land use regulations.
Counties implement these policies through the adoption of zoning and subdivision regulations.
There is case law that has confirmed this. One such case states, “A comprehensive plan is
generally a perquisite for the adoption of zoning resolutions…Since comprehensive plans lack
the legal effect of zoning laws, which actually regulate land use, the county plan by itself had no
regulatory authority” (Ford v. Board of County Commissioners of Converse County).
The platting statutes require that “to the extent practical” applications are “consistent with any
applicable city and county land use or comprehensive plan” (W.S. § 34-12-102). While
consistency is important, Ford v. Board of County Commissioners of Converse County
emphasizes the lack of regulatory authority that comprehensive plans have. Even with the
amended platting statutes, comprehensive plans do not appear to become regulation.
This proposed subdivision is currently zoned rural residential. Zoning is the law for this area.
Uses and standards associated with rural residential zoning are the standards we must follow.
The rural residential zone allows a density of one dwelling unit per five acres and a minimum lot
size of two acres. The proposal meets these zoning standards.
The City and County comprehensive plans are contradictory in the area that this subdivision is
being proposed. As noted in your letter, this area is intended for agricultural land use in the
City’s comprehensive plan. The Albany County Comprehensive Plan (ACCP) shows future land
use in this area to be rural residential, according the Priority Growth Area 4 map (Map 3.9,
Albany County Comprehensive Plan). A density of one dwelling unit per five acres meets the
rural residential land use standard in the ACCP. This proposal is consistent with the rural
residential future land use designation and with the County’s comprehensive plan.

Albany County Casper Aquifer Protection Plan (CAPP) and Aquifer Protection Overlay
Zone (APOZ)
The County appreciates the concerns about aquifer protection expressed by the City. Septic
systems are a concern stated in the CAPP. As such, all septic systems in this area are required to
be designed by a professional engineer. They are required to be setback from vulnerable features
as well. Vulnerable features are present on this property. The applicant has noted these features
and shown potential locations for a septic system that meet the setback standard, as
recommended in the CAPP and the APOZ. While you would like to lessen the density in this
area, which is a future discussion that could take place, the fact remains that current zoning
dictates the current standards. A zoning change would be needed to change the standards. This
application, as properly noted by your letter, does not require a site specific investigation (SSI).
Therefore, even though an SSI was provided, there is not a requirement for a peer review. You
may complete this review at the expense of the City. Postponement of this application to wait for
a review of the SSI is not appropriate unless requested by the Planning and Zoning Commission,
Board of County Commissioners, or the applicant.
Albany County’s Subdivision Regulations & Access
Access is a concern for the County as well. The applicant is proposing the use of Quarterhorse
Drive for access to the subdivision. Documented legal access from Quarterhorse Drive is
required for approval of the application as currently proposed.
Numbered Comments
In addition to these comments, you provided a numbered list of additional comments. Each of
these comments are addressed below.
1. No block designation has been given for the lots on the plat. The City requests a block
designation be required where the lots are located on the map.
County Response: The applicant has added a block designation.
2. The developer does not have legal access to Quarterhorse Drive for the subdivision or any
other development proposal. The subdivision shall utilize the legal access as shown in the figure
attached (Recorded Doc # 2010-271) and as provided to allow the original large lot subdivision
in the area. Unless access is granted by the City, no access to Quarterhorse Drive will be
permitted.
County Response: Legal access must be established in order to approve this subdivision
application.
3. Information shall be included within the drainage report showing how much water will
drain onto the City limits adjacent to the development. This is necessary to ensure no
adverse impact to adjacent property owners, as well as to the city stormwater system in the
area.

County Response: The County Engineer has provided comments to the applicant concerning the
report and will ensure County requirements are met.
4. The Engineering & Drainage Report must be revised to address steep slopes in the
subdivision area. Development on steep slopes should be restricted.
County Response: The County Engineer has provided comments to the applicant concerning the
report and will ensure County requirements are met.
5. As practically supported by the Albany County Comprehensive Plan and Albany County
Casper Aquifer Protection Plan, the county should only consider a 1 du per 40-acre
development. The County is under no obligation to approve a subdivision at maximum
density but is legally encumbered to consider the guidance provided in its adopted plans.
Those adopted plans indicate the practical ability of this subdivision to be developed at a
low-density development.
County Response: The ACCP recommends the future use of rural residential, which support
density of one dwelling unit to between 5 and 34.9 acres. The proposal falls within these
parameters. In addition, current zoning, implementation of the Albany County Comprehensive
Plan, allows a density of one dwelling unit per five acres.
6. Albany County APOZ regulations support the County requiring technical review of the
submitted SSI. The subject property contains faults and vulnerable features, as well as
noted development constraints and deficiencies, that deserve peer review to establish the
validity, thoroughness, and scientific validity of the findings. The submitted SSI does not
reference or appear to take into account recent new data, such as the Septic System Impact
Analysis Study, which could well constitute a critical oversight that could cause harm to the
aquifer. In the event the County does not require technical review of the submitted SSI, the
City requests that this application be postponed prior to the Planning and Zoning
Commission meeting for an appropriate amount of time (30 days) so that the City may
conduct and independent technical review of the submitted SSI.
County Response: While this area may merit additional consideration, the adopted regulations do
not require a peer review of the submitted SSI mainly because the SSI was not required in the
first place. There are regulations in place with the purpose of aquifer protection, namely the
Aquifer Protection Overlay Zone, these regulations include specific requirements concerning
installation of septic systems as well as a list of prohibited activities to mitigate impacts to the
aquifer. Adding additional regulations would be outside of the legal ability of the County.
7. In the event any development occurs on the property, advanced wastewater systems should be
required. The lack of adequate soil types in the area suggest this type of septic system should be
used, and the Septic System Impact Analysis Study clearly affirms as much. With the location of
these septic systems directly upgradient from City well fields, and on the same fault line that
provides water to these wells, this extra precaution is absolutely necessary and practically
feasible under the review authority of the County.

County Response: While this extra precaution would be appropriate, the County at this time has
not adopted this requirement in any regulations. It would be outside our current authority to
require something outside of adopted regulations. However, the Wyoming Department of
Environmental Quality is reviewing this application. If they require these types of systems, the
County will enforce their requirement.
8. Black Hills Energy noted that no gas is available in this location.
County Response: Clarification as to why this is significant is needed to properly respond.
However, we note that residents in rural areas often heat their homes with wood burning stoves,
propane, electricity, or a combination of these methods. Natural gas is not necessary.
9. New construction of structures must comply with the current International Code series
adopted by the State of Wyoming and the City of Laramie, at the time of new construction,
to meet the requirements for future possibilities of annexation into the City of Laramie. The State
of Wyoming and the City of Laramie have adopted the 2018 International Code
Council Series and International Fire Code. Any construction not to these current ICC
standards could preclude the owner from any annexation until improvements are made at
owner’s expense.
County Response: This information has been provided to the applicant. Albany County currently
lacks authority to enforce any of the International Building Code Series. According to Wyoming
Statutes, counties must apply for authority and meet the requirements to receive this delegation
of authority (W.S. § 35-9-121). Albany County has not applied and received this authority. The
State of Wyoming does enforce adopted codes for commercial and public buildings in Albany
County.
Thank you for your comments. We hope the issues you have provided have been addressed. We
look forward to future opportunities to work together.
Sincerely,

Terry Jones, Chair
Board of County Commissioners
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Attachment 4. Public Comments

David C. Gertsch
From:
Sent:
To:
Subject:

bhinckley@aol.com
Monday, November 2, 2020 8:50 AM
David C. Gertsch
Rocky Ridge Subdivision review

October 31, 2020
RE: Rocky Ridge Subdivision
Dear Planning & Zoning Commissioners:
First, I appreciate Commissioner Spiegelberg’s October suggestion that you take a little harder look at the Rocky Ridge
Subdivision before moving it forward. Whether you embrace the policy position that we should minimize any additional
impact to the aquifer or that we should encourage development to maximize economic activity, I hope we can all agree
that policy decisions should be based on as clear an understanding of the underlying facts as we can muster.
In addition to the unresolved concerns with road access to this subdivision, I bring to your attention an obvious omission in
the Site Specific Investigation (SSI) that was prepared for this project.
The Albany County aquifer protection regulations identify a variety of “vulnerable features” (see “Definitions” at “Aquifer
Protection Overlay Zone”, Section 2). Included in that list is “exposed bedrock that comprises the permeable portions of
the Casper Aquifer”. While a specific setback from exposed bedrock is not required, as it is for other vulnerable features,
the regulations do require evaluation of the significance and potential impact of all vulnerable features on the potential for
aquifer contamination. The stated purpose for an SSI (Section 6) is “to determine the vulnerability of the aquifer to
contamination by the proposed APOZ Development as a result of the presence of Vulnerable Features on the subject
property.”
Although the SSI acknowledges that exposed bedrock is one of the vulnerable features that is supposed to be evaluated
(items A and C), there is no subsequent mention or mapping, much less any evaluation with respect to aquifer
vulnerability (Items F, G, J, and K). Anyone familiar with the area knows there are extensive areas of exposed bedrock
across this site. The authors of the SSI should be asked to complete their review by addressing those areas with respect
to the suitability of the proposed development, as is required in the regulations.
Thank you for your careful consideration of the important planning and zoning issues that come before you.
- Bern Hinckley
508 S. 11th St.
Albany County, Wyoming

1

Chapter 5 of the Albany County Zoning Resolution (ACZR)
Section 12. Commercial Wind Energy and Solar Energy Siting Regulations and
Permitting.
A. General Provisions:
1.

Title: These Regulations shall amend the Albany County Zoning Resolution, to
be referred to as the Albany County Wind Energy and Solar Energy Siting
Regulations.

2.

Purpose: These regulations have been adopted for the following purposes:

3.

a.

To assure that any development and production of wind-generated and
solar-generated electricity in Albany County is safe, effective, and that it
will minimize impacts to wildlife;

b.

To acknowledge that these facilities are clearly visible and cannot be
hidden from view, however, design consideration should include
minimizing the degradation of the visual character of the area;

c.

To facilitate economic opportunities for local residents;

d.

To promote the supply of wind energy and solar energy in support of
Wyoming's goal of increasing energy production from renewable energy
sources;

e.

To be consistent with the Albany County Comprehensive Plan.

Authority: The Albany County Wind Energy and Solar Energy Siting
Regulations are adopted under the authority granted by the following Wyoming
Statutes:
Title 18 Counties. Chapter 5 Planning and Zoning, Article 2. Planning and
Zoning Commission, W.S. §§18-5-201 to 18-5-207 and Article 5. Wind and Solar
Energy Facilities W.S. §§18-5-501 to 18-5-513.
Title 9 Administration of the Government. Chapter 8 Land Use Planning, Article
1. General Provisions, W.S. §§9-8-101 to 9-8-302.

4.

Severability. If any section or provision of the Albany County Wind Energy and
Solar Energy Siting Regulations is adjudged invalid for any reason, the
adjudication does not affect any other section or provision of these Regulations.
These Regulations are declared to be severable.

B. Definitions:

1.

Applicant: The entity or person who submits to the County Planning Office an
application for the siting of any Wind Energy Conversion System (WECS),
WECS Project, Substation or Solar Energy Facility Permit.

2.

Enlarge or Enlargement: “Enlarge” or “enlargement” means adding additional
wind turbines which are or energy capacity that is not permitted as part of an
original permitting process. “Enlarge” or “enlargement” shall not include an
improvement made to a permitted wind turbine that maintains the same surface
space occupied by the structure that was previously permitted, regardless of the
cost of the improvement.

3.

Financial Assurance: Reasonable assurance, at the discretion of the Board of
County Commissioners, from a credit worthy party that the costs associated with
but not limited to construction, maintenance, consequences from abandonment or
a failure to properly execute closure, post-closure costs are recoverable from
applicant(s) under these Regulations.

4.

Operator: The entity responsible for the day-to-day operation and maintenance
of any WECS, WECS Project, or Substation, solar energy facility, including any
third-party subcontractors.

5.

Owner: The entity or entities with an equity interest in the WECS or solar energy
facility, including their respective successors and assigns. Owner does not mean
(i) the property owner from whom land is leased for locating the WECS (unless
the property owner has an equity interest in the WECS) or solar energy facility; or
(ii) any person holding a security interest in the WECS or solar energy facility
solely to secure an extension of credit, or a person foreclosing on such security
interest, provided that after foreclosure such person seeks to sell the WECS or
solar energy facility at the earliest practicable date.

6.

Primary Structure: Structures such as residences, commercial buildings,
hospitals, and day care facilities. Primary structure excludes structures such as
storage sheds and loafing sheds.

7.

Professional Engineer: A qualified individual who is licensed as a professional
engineer in the State of Wyoming.

8.

Solar Energy Facility: “Solar energy facility” means a commercial facility with a
rated power capacity of more than one-half (0.5) megawatt of electricity from
solar power or the energy produced is not for personal use of the property owner
that includes all lands where the owner or developer has rights to erect solar
energy facilities, including lands for energy storage.

9.

Substation: The apparatus that connects the electrical collection system of the
WECS or solar energy facility and increases the voltage for connection with a
utility's transmission line(s).

10.

Wind Energy Conversion System (WECS): All necessary devices that together
convert wind energy into electricity, including the rotor, nacelle, generator,
WECS Tower, electrical components, WECS foundation, transformer, and
electrical cabling from the WECS Tower to the Substation and their support
facilities, including transmission lines.

11.

Wind Energy Facility: “Wind Energy Facility” means any wind powered
electrical generation development consisting of an individual wind turbine or
multiple wind turbines rated by the manufacturer to generate more than one-half
(0.5) megawatt of electricity and includes all lands where the owner or developer
has rights to erect wind turbines.

12.

WECS Project: The WECSs and associated support facilities including, but not
limited to, roads, substations, operation and maintenance buildings, and
permanent met towers as specified in the siting approval application and including
the project area as defined by the Owner.

13.

WECS Tower: The support structure to which the nacelle and rotor are attached.

14.

WECS Tower Height: The distance from the highest point of a vertical rotor
blade to the top surface of the WECS foundation.

C. Applicability: These Regulations govern the siting of solar energy facilities and WECS,
WECS Projects, and Substations that provide electricity to be sold to wholesale or retail
markets, except that owners of WECS with an aggregate generating capacity of twentyfive (25) kW or less who locate the WECS on their own property are not subject to these
Regulations. WECS Towers shall be permitted in agricultural or industrial zoned
districts. Approval of any WECS Project Permit or a Solar Energy Facility Permit does
not preclude the need to obtain approved Zoning Certificates for individual structures,
additions, and changes.
D. Prohibition: It is unlawful to locate, erect, construct, or enlarge a solar energy facility or
a wind energy facility without first obtaining a WECS project permit or a Solar Energy
Facility Permit from the Board of County Commissioners, see §§18-5-502(a). WECS
projects shall be permitted by WECS project permits which allow each individual WECS
to be moved within the project boundary as the variables of the individual project dictate.
E. Penalties:
1.

Any person violating subsection D above is liable for a civil penalty of not more
than ten thousand (10,000) dollars for each violation. Each day of a continuing
violation constitutes a separate offence.

2.

Any wind turbine tower or wind generator erected in violation of this section shall
subject the owner of the wind turbine tower or wind generator to a penalty of
seven hundred and fifty (750) dollars per day for every tower or generator so
erected.

F. Siting Approval Application:
1.

To obtain siting approval, the Applicant(s) must first submit a WECS Project
Permit application, for a WECS Project, or a Solar Energy Facility Permit, for a
solar energy facility, to the County Planning Office.

2.

The WECS Project Permit application shall contain or be accompanied by the
following information:

3.

a.

A Project Summary, including, to the extent available: (1) a general
description of the project, including its approximate name plate generating
capacity; the potential equipment manufacturer, type of WECSs, number
of WECS, and name plate generating capacity of each WECS; the
maximum height of the WECS Towers and maximum diameter of the
WECS rotor; the general location of the project; and (2) a description of
the Applicant, Owner and Operator, including their respective business
structures;

b.

The names, addresses, and phone numbers of the Applicants, Owners and
Operators, and all property owners;

c.

A site plan for the installation of a WECS Project showing the planned
location of each WECS Tower, anchor bases (if any), Primary Structures,
property lines (including identification of adjoining properties), setback
lines, public access roads and turnout locations, Substations, electrical
cabling from the WECS Tower to the Substations’ ancillary equipment,
transmission lines, and layout of all structures within the geographical
boundaries of any applicable setback;

d.

All required studies, reports, certifications, and approvals demonstrating
compliance with the provisions of these regulations.

e.

Letters of consent to construct from all surface property owners on which
the WECS Project is located; and

f.

Any other information required by the County Planning Office as part of
its zoning regulations.

The Solar Energy Facility Permit application shall contain or be accompanied by
the following information:

a. A project summary, including, to the extent available: (1) a general
description of the project, including its approximate name plate generating
capacity; the potential equipment manufacturer, area of the entire project; and
(2) a description of the Applicant, Owner and Operator, including their
respective business structures;
b. The names, addresses, and phone numbers of the Applicants, Owners and
Operators, and all property owners;
c. A site plan for the installation of a solar energy facility showing the solar
arrays, Primary Structures, property lines (including identification of
adjoining properties), setback lines, public access roads and turnout locations,
Substations, electrical cabling from the solar array to the Substations’
ancillary equipment, transmission lines, and layout of all structures within the
geographical boundaries of any applicable setback;
d.

All required studies, reports, certifications, and approvals demonstrating
compliance with the provisions of these regulations.

e. Letters of consent to construct from all surface property owners on which the
solar energy facility is located; and
f. Any other information required by the County Planning Office as part of its
zoning regulations.
4.

Application and Approval Process.
a.

Application Submission. A completed application signed by the owner(s)
and applicant shall be submitted to the County Planning Office.

b.

Certified list of adjacent property owners. A certified list of adjacent
property owners shall be submitted to the Planning Office. Adjacent
property owners are defined as within a five (5) mile radius of the WECS
Project’s exterior boundaries or within a one (1) mile radius of a proposed
solar energy facility’s exterior boundaries.
This list shall be obtained from the real estate records filed with the
Albany County Clerk’s Office or the assessment records on file with the
Albany County Assessor’s Office or the appropriate governing body. Use
of any information which is not up to date shall not invalidate this notice
requirement. A title insurance company, a Professional Engineer, a
Professional Land Surveyor, or an attorney must certify the list.

c.

Notice Requirements. The following notice requirements must be met. If
all notice requirements are not timely given, a WECS project permit or a
Solar Wind Energy Facility permit shall not be granted.

1)

Mail: Applicant shall be responsible for mailing notice, by
certified mail, to property owners identified on the certified list of
property owners (see subsection b above), to Wyoming
Department of Transportation, and to incorporated municipalities
within twenty (20) miles of the WECS Project or solar energy
facility. If the applicant is not the property owner of the proposed
development site, notice shall be sent in the described manner to
the property owner(s). Notice of pending proposals for
development shall be given at least fourteen (14) days prior to the
Planning and Zoning Commission meeting and at least twenty (20)
days prior to the Board of County Commissioners public hearing.
Right-of-way and easements shall not be considered as dividing
properties.
Applicant shall submit to the Planning Office both an affidavit of
mailing of the certified mail notice and copies of the signed return
by recipients of the notice. The affidavit and the receipt copies
shall be submitted to the Planning Office at least five (5) days prior
to the respective Planning and Zoning Commission and Board of
County Commissioners meetings.

2)

Publication: The Planning Department shall propose and place in
the local newspaper a legal notice of the proposed development.
The publication shall provide at least fourteen (14) days’ notice of
a development proposal hearing before Planning and Zoning
Commission and twenty (20) days’ notice prior to the hearing
before the Board of County Commissioners.

3)

Signage: The applicant shall obtain at the time of the application
submission, at least one (1) sign to be placed along and clearly
visible from each publicly used road abutting the property. The
sign shall state the property is being proposed for development and
shall give contact information for the Planning Department. The
sign(s) shall be posted at least fourteen (14) days prior to
consideration of a development proposal before the Planning and
Zoning Commission and the Board of County Commissioners.
Applicant is responsible for return of the sign(s) in as good a
condition as when obtained, except for reasonable wear and tear.

4)

Fee: Applicant shall remit a fee in the amount of one hundred
(100) dollars to cover notice expenses at the time of filing a
development proposal. This fee shall be in addition to the
application filing fee.

5)

Contents of Notice: All mailed and publication notices shall
include a brief description of the solar energy facility or WECS
Project including the name of the applicant, its location, the
projected number and capacity of turbines (for WECS projects),
and likely routes of ingress and egress and the likely location of
electric transmission and other related facilities; contact
information for the Planning Department; and invite the public to
submit comments, identify the location, date, time and reviewing
body for the public meeting or hearing.

6)

Notice to record owners and claimants of mineral rights: Before
submitting the application, record owners of mineral rights located
on and under lands where the wind energy facility or the solar
energy facility will be constructed shall be notified. The notice
shall consist of a statement of the applicant’s intention to construct
the project, features of the project, a legal description of the
boundaries of the project, locations where the application may be
examined, and persons to contact for additional information.
Notice shall be provided by first class mail to all record owners of
mineral rights whose identity and current addresses are readily
obtainable from publicly available documents and notice shall be
published twice in a newspaper of general circulation. Copies of
the notice and any other pertinent documentation shall be provided
to the Planning Office with the application and will be part of the
record.

d.

Planning and Zoning Review and Recommendation. The Planning and
Zoning Commission will review the application at a regular or special
meeting and make findings and certify a recommendation to the Board of
County Commissioners.

e.

Board of County Commissioners Review and Decision.
1)

Review of Application for Completeness: Upon receipt of an
application, the Board of County Commissioners shall conduct a
review of the application to determine completeness. If the
application is determined to be incomplete by the Board, a list of
deficiencies shall be provided to the applicant within thirty (30)
days of receipt of the application by the Board. The applicant will
then have thirty (30) days to correct the deficiencies. Once an
application is deemed complete, the applicant will be notified of
the date and time of the required public hearing before the Board.

f.

2)

Public Hearing: The Board of County Commissioners shall hold a
public hearing prior to acting on the application. The required
public hearing must be held no less than forty-five (45) days and
not more than sixty (60) days after determining that the application
is complete. Written comments on the application shall be
accepted for not less than forty-five (45) days after determining
that the application is complete.

3)

Final Decision: In order to give final approval of the WECS
Project Permit or the solar energy facility, the Board of County
Commissioners must be able to make required findings of fact and
conclusions of law, determining that each impact shall be
mitigated, if deemed necessary, ensuring compatibility with
adjacent uses. The Board of County Commissioners must make a
decision to either approve or deny the application within forty-five
(45) days of a public hearing. A copy of the decision shall be
served upon the applicant.

Findings Necessary for Approval. The Board of County Commissioners
must make the following findings:
1)

That the Applicant has provided such site plans and/or survey
maps as required.

2)

That the proposed WECS Project or solar energy facility will not
adversely affect the public health, safety, and welfare of the
community.

3)

That the proposed WECS Project or solar energy facility shall not
adversely affect the public interest by overburdening County
services.

4)

That the applicant has adequately addressed the following impacts:
i.

Economic or Social Impacts: Demonstrate that the
applicant has addressed any complaints specified during the
public comment period concerning any negative economic
or social impacts. In addition, other impacts identified by
studies or reports for the project concerning economic or
social impact shall be addressed.

ii.

Air Quality: Mitigate any air quality impact at or beyond
the property line: fumes, smoke, odor, dust, heat, etc.

iii.

Water Quality: Mitigate any water quality impacts.

iv.

General Nuisances. Minimize light, glare, heat, noise,
vibration, odors, fumes, smoke, or other nuisances
generated by the WECS Project or solar energy facility that
may affect off-site property owners.

v.

Soil Disturbance: Show that soil disturbance on the site
will be minimized and that appropriate measures will be
taken to restore disturbed areas to its former state.

vi.

Wildlife Impacts: Show that the WECS Project or the solar
energy facility will not be a significantly negative impact
on wildlife species in the area. For WECS Projects
specifically, the applicant shall show that their project is
consistent with the Wyoming Game and Fish Department’s
document entitled “Wildlife Protection Recommendations
for Wind Energy Development in Wyoming” (November
17, 2010) and that it will follow recommendations made by
the Wyoming Game and Fish Department. Solar energy
facilities will follow recommendations of the Wyoming
Game and Fish Department. Any reports prepared for the
Wyoming Industrial Siting Council to address wildlife
impacts shall be provided.

vii.

Cultural Resource Impacts. Show that appropriate
measures will be taken to mitigate disturbance of any
cultural resources on the site. Any reports prepared for the
Wyoming Industrial Siting Council to address cultural
resource impacts shall be provided.

viii.

If this project requires review by Industrial Siting Council,
the applicant shall not be required to address vi) Wildlife
Impacts or vii) Cultural Resource Impacts of this
subsection.

5.

The Applicant shall notify the County Planning Office of any changes to the
application information that occur while the WECS project or the solar energy
facility application is pending.

6.

The WECS Project Permit or the Solar Energy Facility Permit expires within five
(5) years of its date of approval by the Board of County Commissioners unless:
a.

The Applicant has substantially commenced WECS Project or solar
energy facility construction under an approved Albany County permit; or

b.

7.

The Applicant has submitted evidence acceptable to the Board of County
Commissioners that the WECS Project or the solar energy facility is still
viable and the delay in construction is caused by project management or
coordination issues that are pending resolution in the near future.

The Board of County Commissioners may renew the permit for an additional five
(5) year term. If the WECS Project or the solar energy facility is not completed
once the additional term ends, the applicant must apply for a new WECS Project
Permit or Solar Energy Facility Permit to proceed with the project.

G. Design and Installation:
1.

Design Safety Certification for WECS Projects. Following the granting of WECS
Project under these Regulations, a Professional Engineer shall certify, as part of
the Zoning Certificate application, prior to construction that the foundation and
tower design of the WECS is within accepted professional standards, given local
soil and climate conditions.

2.

Color for WECS Projects. Towers and blades shall be painted white or gray or
another non-reflective, unobtrusive color as agreed to by the County Planner and
the Applicant that will help the project blend with the natural visual character of
the area.

3.

Noise for WEC Projects. Noise associated with WECS operation shall not exceed
fifty-five (55) dBA as measured at any point along the common property lines
between a non-participating property and a participating property.
a.
This level may be exceeded during short-term events such as utility
outages, severe weather events, and construction or maintenance
operations.

4.

b.

This standard shall not apply along any portion of the common property
line where the participating property abuts state or federal property.

c.

Noise levels may exceed the fifty-five (55) dBA limit along common
property lines if written permission, as recorded with the Albany County
Clerk, is granted by the affected adjacent non-participating property
owners.

c.d.

A noise study shall be provided that documents noise levels at the property
lines will meet the standards above. The study must be completed by a
professional engineer licensed in the State of Wyoming.

Signage for WECS Projects. There shall be no signage, logo, advertising or
promotional lettering of any type allowed on the WECS Towers, Nacelles, or
blades with the exception of reasonable manufacturer safety warning and

Commented [DCG1]: I will note that I contact Brian
Lovett, Industrial Siting, about noise. He said that
noise is not regulated by Industrial Siting.

emergency contact signs. Any other signage shall only be allowed as approved by
the County.
5.

Warnings. A reasonably visible warning sign concerning voltage must be placed
at the base of all pad-mounted transformers and substations.

6.

Climb Prevention for WECS Projects. All WECS Towers must be unclimbable
by design or protected by anti-climbing devices.

7.

Setbacks for WECS Projects.
a.

All WECS Towers shall be set back at least one-quarter (.25) mile or five
and one half (5.5) times the tower height, whichever is greater, from a
residential dwelling or occupied structure. The distance for the above
setback shall be measured from the point of the Primary Structure
foundation closest to the WECS Tower to the center of the WECS Tower
foundation. The owner of the Primary Structure may waive this setback
requirement. However, a WECS Tower shall not be located closer to a
Primary Structure than one and one-tenth (1.10) times the WECS Tower
Height.

b.

All WECS Towers shall be set back a distance of at least one and onetenth (1.10) times the WECS Tower Height from third party transmission
lines and communication towers.

c.

All WECS Towers shall be set back a distance of at least one and onetenth (1.10) times the WECS Tower Height from adjacent property lines.
This does not apply to property lines within WECS Projects.

d.

All WECS Towers shall be set back a distance of one-half (.5) mile or five
and one-half (5.5) times the tower height, whichever is greater, from any
platted subdivision unless this restriction is waived in writing by the
owners of all lands included within the distance specified in this
paragraph; however, all WECS Project structures shall be set back a
distance of at least one and one-tenth (1.10) times the WECS Tower
Height from the adjacent property line.

e.

All WECS Towers shall be set back a distance of one (1) mile from any
incorporated municipality.

f.

All WECS Towers shall be set back a minimum of one-quarter (.25) mile
from the right-of-way of Interstate 80, Highway 34, 130 and 230, and U.S.
Highway 287/30.

g.

All WECS Towers shall be set back a distance of at least one and onetenth (1.10) times the WECS Tower Height from public roads and

railroads. Setback shall be measured from the edge of the road or rail
right-of-way.

8.

9.

h.

All WECS Towers shall be set back from State Parks and wildlife refuges
a minimum of one-quarter (.25) mile.

i.

The applicant does not need to obtain a variance from the county upon
waiver by either a municipality or property owner of any of the above
setback requirements. Any waiver of any of the above setback
requirements shall run with the land and be recorded as part of the chain of
title in the deed of the subject property. Copies of the signed waivers shall
be furnished to the County Planning Office for inclusion in the application
file.

j.

Setback distances may be modified at the discretion of the Board of
County Commissioners to minimize degradation, if any, of the visual,
environmental, or acoustic character of the area, additional performance
standards may be adopted by the Board of County Commissioners upon
formal consideration, review, and public hearings.

Setbacks for Solar Energy Facilities.
a.

Solar energy facilities shall be setback three hundred (300) feet of an
occupied structure or residence unless waived in writing by the owner of
the structure or residence;

b.

Solar energy facilities shall be setback one hundred (100) feet of any
outer boundary of the facility; and

c.

Solar energy facilities shall be setback two hundred (200) feet of any
public road right-of-way.

d.

The Board of County Commissioners may increase setbacks required
from public road right-of-way beyond those required in this section to
accommodate known big game animal migrations and frequent local
wildlife movements and to reduce the risk of motor vehicle and big game
animal collisions. The following may be consulted:

Use of Roads.

1)

Wyoming Game and Fish Department for setbacks
from public roads;

2)

Wyoming Department of Transportation for setbacks
from state highways;

3)

Albany County Road and Bridge Department for
setbacks from county roads.

a.

Applicants, Owners, or Operators proposing to use any county,
improvement district, municipal, or state roads, for the purpose of
transporting any solar energy facility equipment or materials, WECSs or
Substation parts and/or equipment for construction, operation, or
maintenance of the solar energy facility, WECSs, or Substations shall:
1)

Identify all such public roads. Detailed mapping of haul routes
shall be submitted after the specific haul routes have been
identified. No public roads shall be used for construction activities
related to a WECS Project or solar energy facility until specific
haul routes have been identified and maps have been submitted to
the County Planning Office and appropriate approvals obtained.

2)

Obtain access permits and utility crossing permits from the county.

3)

The Applicants shall include a traffic study of any public roads
leading to and away from the proposed WECS Project or solar
energy facility, and at the discretion of the Board of County
Commissioners, may be requested to provide additional studies
and reports prepared by qualified professionals to determine if
impacts to public roads will occur.
If impacts are determined, a mitigation plan and/or long-term road
maintenance agreement between the Applicant and Albany County
will be required at the discretion of the Board of County
Commissioners. Wyoming Department of Transportation may also
require a road maintenance agreement with the Applicant for use
and maintenance of state highways. If required, the long-term road
maintenance agreement shall be fully executed prior to any
development within the project boundaries.

4)

b.

If potential road impacts are determined to extend beyond County
boundaries the Applicants will be responsible to contact all
potentially impacted jurisdictions (other states or counties) and to
provide written documentation of the contacts as well as written
statements from the jurisdictions that they are aware of the
potential impact.

The County Planning Office may require the Applicants, Owners, or
Operators to do the following:
1)

Conduct a pre-construction baseline survey to determine existing
road conditions for assessing potential future damage; and

10.

d.11.

2)

Secure Financial Assurance in a reasonable amount at the
discretion of the Board of County Commissioners for the purpose
of repairing any damage to public roads caused by constructing,
operating, or maintaining the WECS Project.

3)

The use of public roads and other infrastructure shall be in
compliance of federal, state, and county regulations governing
such activities. If degradation to or damage of public roads or
other infrastructure by parties affiliated with the installation,
operation, or maintenance of a WECS Project or a solar energy
facility, these parties will bear all costs required to return the
public roads or other infrastructure to their original or better
condition prior to their use for the project. If Albany County has
entered into any Memorandum of Understanding with any other
counties in the proposed WECS Project, including counties in
other states as applicable, the Owner shall furnish proof of
compliance with the requirements of any such county.

c.

Private Roads: The applicant shall describe how private roads within the
WECS Project or the solar energy facility will be designated as private
roads and acknowledge that the County is not required to accept the
dedication for public use, repair, or maintain any private road.

d.

Access: The applicant must provide documentation that adequate legal
access is available to the WECS Project or solar energy facility.

Sediment Control. Owners or Operators shall do the following to minimize soil
erosion and damage to existing vegetation during construction and maintenance of
a WECS Project or solar energy facility:
a.

Minimize disturbance and construction on erodible slopes.

b.

Minimize the number of new roads and construction staging areas.

c.

Minimize the grading width of roads. One-lane roadways with turnouts
are recommended.

d.

Owners or Operators shall reclaim areas disturbed by construction
activities with native vegetation as areas of the WECS Project or solar
energy facility complete construction.

Oversight of Project Construction. All phases of construction shall be routinely
inspected by a professional licensed in the State of Wyoming. The inspector shall
be contracted by the owner or operator of the project. The inspector shall inspect
construction of the project and all standards required in the adopted WECS Permit.
Monthly written reports shall be provided to the Albany County Planning Office.
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Laramie Rivers Conservation District must be consulted to ensure potential erosion
impacts are mitigated and disturbed areas are revegetated with native grasses.
H. Operation.
1.

2.

Maintenance.
a.

The owner of the WECS or solar energy facility must maintain and
operate the WECS or solar energy facility in compliance with all state and
federal occupational and environmental health and safety regulations. All
WECS that remain inoperative for twelve (12) months or longer must be
removed unless the owner provides a written plan and schedule acceptable
to the County Planning Office for refurbishing and reactivating
inoperative WECS. The owner of the WECS shall submit to the County
Planning Office a statement on March 1st of each year that lists all WECS
currently inoperative for longer than twelve (12) months.

b.

The Owners or Operators of the WECS or solar energy facility shall
control and eradicate noxious and invasive weed species as designated by
County Weed and Pest within the disturbed areas of the project, during
and for a minimum of five (5) years after the life of the operation. This
shall be maintained to the satisfaction of County Weed and Pest. The
Owners or Operators may choose to contract with the County or outside
services to control weeds. Disturbed areas shall be preliminarily
delineated at the time of application by the applicant and shall include, as
a minimum, the proposed future easements for new roads, transmission
lines, WECS, buildings, and any other property that may be disturbed or
accessed by the Owner. If the delineated disturbed areas change, the
Owner shall notify the County Weed and Pest District.

c.

Periodic maintenance will include upkeep to all structures and grounds for
aesthetics. Routine scheduled maintenance shall include the repainting of
equipment and structures and groundwork or landscaping as appropriate to
the location.

Interference for WECS Projects.
a.

The Applicants shall provide the applicable microwave transmission
providers and local emergency service providers (911 operators) copies of
the project summary and site plan. To the extent that the above providers
demonstrate a likelihood of interference with its communications resulting
from the WECS, the Applicants shall take reasonable measures to mitigate
such anticipated interference. If these entities make subsequent changes to
their equipment and systems such that an existing WECS Project interferes

with their re-designed communications systems, the Board of County
Commissioners shall not require the existing WECS Project to be moved
or disassembled to remedy such interference.

3.

4.

b.

If, after construction of the WECS the Owners or Operators receive a
written complaint related to interference with emergency services
communications, local broadcast of residential television, or other
communications venues, the Owners or Operators shall take steps to
respond to the complaint as reasonably feasible. The Owners or Operators
of the WECS will bear any costs incurred to mitigate interference.

c.

The Owners or Operators shall mitigate light impact on existing residences
as reasonably feasible and still meet Federal Aviation Administration
(FAA) requirements. The Board of County Commissioners may shall
require installation and maintenance of an audio-visual warning
systemaircraft detection lighting systems (ADLS) in order to mitigate light
impacts to nearby residential areas, if approved by the FAA. If required,
such FAA approved systems shall require the turbine tower warning lights
to be off except when necessary to alert aircraft in the area. Lights shall
remain off at night unless aircraft are detected within FAA proximity
minimums in the area by the audio-visual warning systemADLS or if FAA
requirements dictate otherwise. (Amended January 5, 2016)

Coordination with Local Emergency Response Agencies.
a.

The Applicants, Owners, or Operators shall submit to the local fire
department and/or the Emergency Management Coordinator a copy of the
site plan.

b.

The Applicant shall submit to the County Fire Warden, the Emergency
Management Coordinator, and the County Sheriff an emergency
management plan for review and comment prior to permit approval. If a
WECS Project Permit or a Solar Energy Facility Permit is granted, the
plan shall be supplemental and revised following construction of the
facility and prior to its operation if there are any variations in the facility’s
construction which would materially impact the original emergency
management plan.

WECS Project Mapping. The Owners or Operators shall provide the County
Planning Office with a detailed map of the site within ninety (90) days of when
operation begins. This map will include the geographic coordinates of each
WECS structure, all roads within the WECS Project area, and public roads and
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turnouts connecting to roads of the WECS Project. This Map shall be updated
every five (5) years or after the completion of any significant additional
construction, whichever occurs first.
I. Socio-Economic Impacts: Any reports prepared for the Wyoming Industrial Siting
Council that address economic and social impacts shall be provided for review and used
to determine proper mitigation of these impacts is proposed in the application.
I.J. Wyoming Game and Fish Department (WGF): The Applicants are advised to request,
during initial site selection, information from WGF on critical habitat of protected species
that may be present. The Applicant should obtain a letter from WGF verifying that the
Applicant has coordinated with WGF about the project site selection and describing any
annual monitoring of wildlife impacts and mortalities, as recommended by the WGF.
The Applicant will need to ensure access to the wind development area for the purposes
of annual wildlife monitoring activities, if required. The Applicant need not complete
duplicative studies but shall provide the County Planning Office with wildlife studies
contained in existing environmental assessments and/or formal NEPA studies such as the
Environmental Impact Statements that cover the project area. The County Planning
Office will also route the application to WGF for comment and review of pertinent
reports. WGF will have thirty (30) days from the date it receives the application to
provide the County Planning Office with its comments concerning the application. If no
comments are received within thirty (30) days, the County Planning Office will assume
the application is in order with the WGF and proceed with the permitting process. If the
project requires review by the Industrial Siting Council, the project is exempt from this
provision.
J.K.
Archeological and Historical Resources: The Applicants are advised to seek
comments and approval from appropriate agencies for matters concerning archaeology
studies, historical importance, and any other relevant Federal, State and Local issues and
to include relevant reports in the application process. The Applicant need not complete
duplicative studies but shall provide the County Planning Office with relevant historical
or archeological studies contained in reports required by other jurisdictions. The County
Planning Office will also route the application to the Wyoming State Historical
Preservation Office (SHPO) and any other relevant agencies for comment and review.
These agencies shall have thirty (30) days from the date they receive the application to
provide the County Planning Office with its comments concerning the application. If no
comments are received within thirty (30) days, the County Planning Office will assume
the application is in order and will proceed with the permitting process. If the project
requires review by the Industrial Siting Council, the project is exempt from this
provision.
K.L.
Liability Insurance: The Owners or Operators of the WECS Project or solar
energy facility shall maintain a current commercial general liability policy covering
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bodily injury and property damage with limits of at least one (1) million dollars per
occurrence and one five (15) million dollars in the aggregate. The Applicants shall
provide a certificate proof of insurance to the Board of County Commissioners prior to
the Board's approval of the submitted application, which certificate shall give no less than
thirty (30) days’ notice if the policy is cancelled or coverage is materially changed. If the
application is approved, the Owners or Operators of the WECS or the solar energy
facility shall provide a certificate of insurance proof of insurance to the Board of County
Commissioners annually throughout the life of the WECS Project., if requested.Notice of
cancellation or material change, if not remedied prior to loss of such insurance, shall
constitute prima facie evidence requiring revocation of the WECS Permit.
L.M.
Waste Management Plan: A waste management plan that includes an inventory
of estimated solid wastes and proposed disposal program for the construction, operation,
and eventual decommissioning of the proposed WECS Project or solar energy facility.
On-site disposal of construction waste shall not be permitted. This plan shall also include
end of life disposal contract with a disposal facility.
M.N.

Decommissioning and Reclamation:

1.

Provide a site and facility reclamation and decommissioning plan which indicates
the planned life of the wind energy facility or the solar energy facility and the
means by which the facility and its site will be decommissioned and reclaimed at
the end of the facility’s life and which certifies that any property owner within the
wind energy facility and its site who is not the applicant has been consulted in
development of the reclamation and decommissioning plan. Such plan shall
comply with all requirements adopted by the industrial siting council under §§3512-105 (d). If the permit is granted, the plan shall be updated every five (5) years
until site reclamation and decommissioning is complete.

2.

All applications for a WECS Permit or a Solar Energy Facility Permit shall meet
the requirements adopted pursuant to §§35-12-105 (d) and (e) regardless of
whether the facility is referred to the industrial siting council pursuant to §§18-5509 or is otherwise subject to the industrial siting act.

2.3.

Albany County will request that the Wyoming Industrial Siting Council include
Albany County as an entity that can access the financial assurance provided for
decommissioning and reclamation of the project to ensure proper
decommissioning and reclamation occurs at the end of the project’s life.
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N.O.

Remedies:

1.

Any party aggrieved by the final decision of the Board of County Commissioners
may have the decision reviewed by the district court pursuant to Rule 12 of the
Wyoming Rules of Appellate Procedure.

2.

When a decision is issued after a hearing on an application for a WECS Permit or
a Solar Energy Facility Permit under these regulations, the decision is final for
purposes of judicial review.

O.P.
Revocation or Suspension of a WECS Permit or Solar Energy Facility
Permit:
1.

The Applicant's, Owner's, or Operator's failure to materially comply with any of
the above provisions shall cause a WECS Permit or Solar Energy Facility Permit
to be revoked or suspended under these Regulations.

2.

Any materially false statement in the application or in accompanying statements
or studies required of the applicant, if a true statement would have warranted the
refusal to grant a permit shall justify the revocation or suspension of a WECS
Permit or Solar Energy Facility Permit.

3.

Failure of a permitted WECS Project or solar energy facility to transmit electricity
created by wind energy or solar energy for a period of at least two (2) consecutive
years or the failure to maintain land rights necessary to operate the WECS Project
or solar energy facility shall justify the revocation or suspension of a WECS
Permit or Solar Energy Facility Permit.

4.

Prior to implementation of the existing County procedures for the revocation or
suspension of a WECS Project Permit or Solar Energy Facility Permit, the
appropriate County body shall first provide written notice to the Owners and
Operators, setting forth the alleged reasoning for the revocation or suspension of
the WECS Project Permit or Solar Energy Facility Permit. Such written notice
shall provide the Owners and Operators a reasonable time period, not to exceed
sixty (60) days, for good faith negotiations to resolve the issues that have led to
the possible suspension or revocation of the WECS Project Permit or Solar
Energy Facility Permit.

5.

If the Board of County Commissioners determines in its discretion, that the
parties cannot resolve the issues leading to the possible suspension or revocation
of the WECS Project Permit or Solar Energy Facility Permit within the good faith
negotiation period, the existing County regulation provisions addressing the
resolution of such default shall govern.

6.

Enforcement. The provisions of these Regulations are enforceable by all
appropriate legal remedies including but not limited to injunctive relief or a writ
of mandamus.

P.Q.
Referrals: The Board of County Commissioners may refer a WECS Project or
solar energy facility to the industrial siting council, if not already required to be permitted
by the council, for additional permitting in accordance with §§18-5-509 and §§15-5-510.
A referral shall be made only when the Board of County Commissioners finds there are
potentially significant adverse environmental, social, or economic issues. A referral shall
be made no longer than thirty (30) days after the application is deemed complete.

