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LARAMIE COUNTY PLANNING & DEVELOPMENT DEPARTMENT 

Planning    Building 

3966 Archer Pkwy 
 Cheyenne, WY 82009 

www.laramiecountyplanning.com 

Phone (307) 633-4303     Fax (307) 633-4616 

MEMORANDUM 
 
TO:   Laramie County Planning Commission 
 
FROM:  Jean A Vetter - Senior Planner 
 
DATE:  January 12, 2017 
 
TITLE: Review and action of a Subdivision Permit and Plat for Kougl Ranch 

Subdivision, a plat of a portion of SE ¼ SE ¼ of Section 24, Township 15 
North, Range 67 West, 6th P.M., Laramie County, WY. 

 
 
EXECUTIVE SUMMARY 
 
Casey Palma of Steil Surveying Services, on behalf of the Maureen A. Kougl Living Trust, has 
submitted a Subdivision Permit and Plat application for approval of  “Kougl Ranch Subdivision”, 
a plat of a portion of the SE ¼ SE ¼ of Section 24, Township 15 North, Range 67 West, located 
at the northwest corner of County Road 217 and County Road 124.  The purpose of the 
application is to plat 24.28 acres into 5 residential tracts.   
 
BACKGROUND 
 
The property is situated at the northwest corner of County Road 217 and County Road 124, 
approximately .25 miles east of Interstate 25 and approximately .5 miles north of Hwy 85.  
Adjacent property is generally unplatted to the west, south, east and north.   A large portion of 
Reymore Subdivision, located directly west of the subject property, specifically Blocks 1,2,3,5,6 
and 7 and the S1/2 of  Block 4 were vacated in 1972 with a small, 2-lot  Reymore Subdivision 
remaining, these lots are 1.16 and 1.02 acres in size.  The 30’ wide Arlington Road right-of -way, 
located west of the site was not included with the vacation and remains dedicated to the public.  
Two adjacent properties, one consisting of 5.05 acres and the other, 4.47 acres located southeast 
of the subject property were approved for family subdivision exemptions and recorded 
September 15, 2016 at the Real Estate Office of the Laramie County Clerk. 
 
Pertinent Regulations 

 
Section 2-1-101 (a-d) of the Laramie County Land Use Regulations governing the 

criteria for a subdivision permit. 
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Section 2-1-101 (e) of the Laramie County Land Use Regulations, governing criteria for 
a plat. 

 
AGENCY REVIEW 
 
County Assessor: The legal description under the Dedication is NOT acceptable.  I would like 
to see a description of what Maureen Kougl owns not what she doesn’t. 
 
County Engineer:  
1.  Based on the notes shown on the Plat map regarding the floodplain, base flood elevations, etc. 
I would concur with the request for supplying the floodplain information per the Land Use 
Regulations at the time when a floodplain development permit is submitted.  Therefore, the 
information they have submitted on the plat is adequate at this time. 
2.  Based on the fact that the plat shows no accesses onto Arlington Road and, as a result, no 
traffic from this subdivision will utilize Arlington Road, the developer will not be required to 
make any improvements to Arlington Road. 
 
County Public Works: All comments have been included with County Engineer comments. 
 
Environmental Health Department: A small wastewater system easement has been drawn up 
for Tract 4 to allow separation between small wastewater systems on Tract 4 and the adjacent 
property to the south.  The small wastewater system easement has been sent to the Laramie 
County Attorney for legal review. 
 
A USDA soil survey map shall be submitted to the Division of Environmental Health prior to the 
issuance of any small wastewater system permit. 
A copy of the signed final plat shall be submitted to the Division of Environmental Health prior 
to the issuance of any small wastewater system permit. 
An individual small wastewater system permit shall be obtained on each lot prior to the start of 
any construction 
A percolation test and 10’ site hole will be required on each lot prior to the issuance of any small 
wastewater system permit. 
 
Planning:  
1. The words “A Subdivision” need to be added after “KOUGL RANCH” in the dedication 
statement as well as the title block so that the plat reads: KOUGL RANCH A SUBDIVISION 
OF A PORTION OF THE SE1/4SE1/4 OF SECTION 24, T.15N., R67W., 6TH P.M., LARAMIE 
COUNTY WYOMING. 
2. In the Certificate of Surveyor the word “map” needs to be changed to “plat.”  
3. Acknowledgement and Approval statements, replace 2016 with 2017. 
4. Under “Important Note” section add “50 feet” to portion describing setbacks for septic 
systems. 
5. In “Floodplain Development Note” replace current note with the following: 
Any development of lots within this subdivision shall  be subject to all provisions of current 
floodplain regulations of Laramie County, to include, but not limited to establishment of 
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engineered base flood elevations. 
6. It is noted that an easement for septic system is shown on the plat on the exempted lot south of 
Tract 4, please be aware that confirmation from the County Attorney regarding the appropriate 
use of this lot for a Tract 4 septic system has not yet been received. 
 
Agencies Not Responding: County Real Estate Office, Fire District #2, County Treasurer, County 
Conservation District, US Post Office, Combined Communications Center, Emergency 
Management, Sheriff’s Office, Cheyenne Light Fuel and Power, Century Link 
 
DISCUSSION 
 
The subject property is currently vacant and located outside the zoned boundary.  Surrounding 
properties are predominately agricultural or single-family homes on private well and septic and   
range in size from 1.02 acres to 50.90 acres.   
 
A significant portion of all proposed tracts located in this subdivision are within the 100-year 
special flood hazard area as shown on the plat and any development on these lots will be subject 
to all provisions of current Laramie County Floodplain Development Regulations.  While one 
might question the practical aspects of subdividing this property into five residential tracts given 
the burdens involved in developing in a floodplain, such as proper siting of structures, septic 
systems and wells, staff sees no reason the request does not conform to the plans and policies of 
the County.  Notations on the plat, to include the current floodplain boundary as well as notes 
regarding the requirements of floodplain development should serve as cautionary statements to 
help protect potential purchasers of these tracts.  
 
An additional 40 foot of right-of-way for future widening of Arlington Road, west of the 
subdivision is dedicated with this plat and an additional 30 foot of right-of-way for future 
widening of County Road 217, south of the subdivision is dedicated with this plat.  No 
improvements to these right-of-ways will be required for approval of this plat. 
 
A 53’ ingress/egress and utility easement is provided on Tracts 4 and 5 to allow future access to 
Tracts 1, 4, and 5 from County Road 124.  No access will be allowed for Tracts 1, 4 or 5 from 
Arlington Road.  Tracts 2 and 3 will gain access from County Road 217. 
 
The Laramie County Comprehensive Plan (2016) identifies the area as Rural Metro (RM). 
Properties within this area are likely to develop on private, or small, shared water and septic 
and/or sewer systems.  Where possible, shared systems and denser residential uses should be 
encouraged.  Average residential developments may be 2.5 – 5 acres depending on availability of 
services.  The proposed subdivision is outside the Plan Cheyenne boundary. 
 
Public notice was published and neighbor notice letters were mailed. Staff received several  
comments as well as photographs of the area from adjacent landowners.  These items are 
attached. 
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Staff finds the proposed Subdivision Permit and Plat is in conformance with the plans and 
policies of the 2016 Laramie County Comprehensive Plan and the 2011 Laramie County Land 
Use Regulations.  The attached resolution shall serve as the Subdivision Permit upon approval by 
the Board.   
 
RECOMMENDATION and FINDINGS 
 
Based on evidence provided, staff recommends the Planning Commission find that:  
 

a. This application meets the criteria for a subdivision permit pursuant to section 2-1-
101 (a-d) of the Laramie County Land Use Regulations.  

b. This application meets the criteria for a plat pursuant to section 2-1-101 (e) of the 
Laramie County Land Use Regulations. 

 
and that the Planning Commission recommend approval of Tracts 1-5, Kougl Ranch 
Subdivision Permit and Plat, Laramie County, WY, to the Laramie County Board of 
Commissioners with the following conditions: 
 

1. Revise the legal description within the Dedication Statement per comments provided by 
the County Assessor. 

2. Revise plat map per comments provided by the Planning Office. 
 

PROPOSED MOTION 
 
I move to recommend approval of the Subdivision Permit and Plat for Kougl Subdivision 
to the Laramie County Board of Commissioners with conditions 1 and 2, and adopt the 
findings of facts a and b of the staff report.   

 
 
ATTACHMENTS 
 
Attachment 1: Location Map 
Attachment 2: Aerial Map 
Attachment 3: Comprehensive Plan Map 
Attachment 4: Letter from Charles Ham 
Attachment 5: Photos from Robert Martinez 
Attachment 6: Photos from Danny and Karen Williams 
Attachment 7: Planning Commission Meeting Minutes, December 8, 2016 
Attachment 8: Draft Resolution 
Attachment 9: Plat Map – December 30, 2016 
Attachment 10: Existing Conditions Map – December 30, 2016  
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Robert Martinez – 286-2312 – 2374 County Road 217 

This was spring runoff 40-50 yards from my front door. 

 



This was taken last Sunday.  The area they want to build on is across the road.
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Minutes of the Proceedings 

Kougl Ranch Subdivision Permit & Plat 
Laramie County Planning Commission 

Prepared by the Laramie County Planning & Development Office 
Laramie County Wyoming 

 
Thursday, December 08, 2016 

 161208 00 The Laramie County Planning Commission met in regular session on Thursday,  
 December 8, 2016 at 3:30 p.m. 
  
 Members in attendance were:  Commissioner Jody Clark, Chairman;  
 Commissioners Bert Macy, Pat Moffett, and Joe Patterson; Dan Cooley,  
 Planning Director; Pepper McClenahan, Planning Manager; Jean Vetter, Senior  
 Planner; Nancy Trimble, Associate Planner/Recording Secretary. 
  
 The meeting register was signed by:  Marilyn Ham, 2360 Road 217, Cheyenne; 
 Brad Emmons, 1103 Old Town Lane, Cheyenne; Jeff Rose, 2135 Iron  
 Mountain Road, Cheyenne; Barbara Bonds, 2391 Coulter Drive, Cheyenne;  
 Bob Bonds, 1740 Road 124, Cheyenne; Cotton Jones, 6750 Saykally Road,  
 Cheyenne; Casey Palma, 1102 West 19th Street, Cheyenne. 

 03 Review and action of a Subdivision Permit and Plat for Kougl Ranch  
 Subdivision, a plat of a portion of SE ¼ SE ¼ of Section 24, Township 15  
 North, Range 67 West, 6th P.M., Laramie County, WY. 
  
 Jean Vetter, Senior Planner, introduced the application and Casey Palma with  
 Steil Surveying, as agent for the applicant.  She explained a postponement is  
 requested to allow time to work out floodplain issues with the Planning staff. 
  
 Mr. Palma stated the application was submitted with the realization that the  
 floodplain issues on the property would need to be addressed.  He has met  
 twice with Planning and Public Works to try to resolve in the best way  
 possible.  He would return in a month with more details. 
  
 Commissioner Clark opened the hearing for public comment.  Marilyn Ham  
 came forward to pass out letters.  Ms. McClenahan said the request was to  
 postpone the application to January 12th, so there was no public hearing.   
 Commissioner Clark said she thought we still could have public comment.  Ms.  
 McClenahan said it was up to the Planning Commission.  Commissioner Macy  
 commented the application was advertised for today’s public hearing.   
  
 Mr. Palma said he would welcome public comment on the proposed  
 subdivision. 
  
 Marilyn Ham of 2360 Road 217 explained she had handed out a letter written  
 by her husband.  She referred to their reasons for objection listed in the letter.  
 They have lived out there for 30 years and feel the subdivision would interfere 
 with the rural setting.  There were eight homes there now, to add five more  
 would almost double the number of residences.  They were also concerned 
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 about the water situation in the area, impact to the roads by additional traffic  
 (which would require more frequent county maintenance), and the substantial  
 amount of floodplain on the property (which would affect the existing flooding  
 issues).   
  
 Bob Bonds of 1740 Road 124 agreed with Ms. Ham’s comments.  He has seen 
 increased flooding with the climate change, and asked what process was in  
 place to resolve flood zone issues.  There were also accumulative effects  
 which impact the existing wells, such as the substantial drilling by Samson  
 requiring a lot of water.  He strongly supported restriction on this development. 
  
 Barbara Bonds of 2391 Coulter Drive also agreed with all the comments.  The  
 area has seen lots of flooding, and the roads could be difficult to navigate, as  
 there was not much plowing performed.  They run cattle with a well on their  
 property, which was right next door to the water regulated area.  At a  
 minimum, she would like to see a provision on the plat regulating the draw on  
 the water aquifer. 
  
 Hearing no further comment, the public portion of the hearing was closed.  Mr.  
 Palma came forward to  address the public comments.  He stated there hasn’t  
 been evidence regarding any significant draw downs in this area.  With  
 regard to the floodplain area, the application was postponed to allow time to  

address the County Engineer’s comments.  An engineer was hired to take a 
detailed look at the floodplain and recommend ways to address the situation.   

 When the existing homes were built, there weren’t additional requirements  
 about building in the floodplain.  He explained there are now floodplain  
 regulations in place, with requirements to address proposed construction.   
 Tract 4 has about 30,000 to 35,000 square feet not located in the floodplain.   
 With the need to have setbacks met, an adjacent property owner stated he  
 was willing to grant additional square feet to help with the new development.   
 There were no planned improvements for the roads.  If a builder bought lots to  
 develop, there may be some benefit to the road situation.  Tracts 1, 4 and 5  
 could access off the proposed extended easement from Road 124 which  
 would alleviate impacts.  Mr. Palma thanked everyone for their comments  
 which offered him the opportunity to present information. 
  
 Commissioner Macy moved to recommend postponement until January 12,  
 2017;  Commissioner Patterson seconded the motion, and it passed with a  
 vote of 4 – 0. 
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RESOLUTION NO. _______________________ 

 
 

A RESOLUTION TO APPROVE A SUBDIVISION PERMIT AND PLAT FOR 
KOUGL RANCH SUBDIVISION, A PLAT OF 

A PORTION OF THE SE ¼ SE ¼ OF SECTION 24, T.15N., R67W., 6TH P.M., 
LARAMIE COUNTY, WY. 

 
 

WHEREAS, Wyoming State Statutes §18-5-201 to 18-5-208; §18-5-301 to 18-5-315 authorize 
Laramie County, in promoting the public health, safety, morals and general welfare of the 
county, to regulate the use of land through zoning in unincorporated Laramie County; and 
 
WHEREAS, the Laramie County Board of Commissioners adopted the Laramie County Land 
Use Regulations; and  
 
WHEREAS, the proposed subdivision is in accordance with section 2-1-101 (a-d) of the 
Laramie County Land Use Regulations; and 
 
WHEREAS, the proposed plat is in accordance with section 2-1-101 (e) of the Laramie County 
Land Use Regulations; and 
 
WHEREAS, this resolution is the subdivision permit for Kougl Ranch Subdivision. 
 
NOW THEREFORE BE IT RESOLVED BY THE GOVERNING BODY OF LARAMIE 
COUNTY, WYOMING, as follows: 
 
The Laramie County Board of Commissioners finds that:  
 

a. This application meets the criteria for a subdivision permit pursuant to section 2-1-
101 (a-d) of the Laramie County Land Use Regulations.  

b. This application meets the criteria for a plat pursuant to section 2-1-101 (e) of the 
Laramie County Land Use Regulations. 

 
and that the Board approves the Subdivision Permit and Plat for Kougl Ranch  
Subdivision,  a plat of a portion of SE ¼ SE ¼ of Section 24, T. 15N., R67W., 6th P.M. 
Laramie County WY with the following conditions: 
 

1. Revise the legal description within the Dedication Statement per comments provided by 
the County Assessor. 

2. Revise plat map per comments provided by the Planning Office. 
 
 
PRESENTED, READ AND ADOPTED THIS _________________ DAY OF  
 
___________________, 2017. 
 
 
    LARAMIE COUNTY BOARD OF COMMISSIONERS 
 
              
    ____________________________________________ 
    Troy Thompson, Chairman 
 
ATTEST: 
 
      
Debra K. Lee, Laramie County Clerk 
 
 
Reviewed and approved as to form: 
 
     ___ 
Mark T. Voss, Laramie County Attorney 
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