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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 Board of Commissioners 
 
FROM:  Bryce Hamilton, Associate Planner 
 
DATE:  March 19th, 2024 
 
TITLE: PUBLIC HEARING regarding a Subdivision Permit & Plat for Bison 

Crossing, 11th Filing, situated in the SW¼ of Section 30 and the NW¼ of 
Section 31, Township 13N, Range 66W of the 6th P.M., Laramie County, WY. 

 
 
 
 
EXECUTIVE SUMMARY 
 
Lovas Engineering, on behalf of TFS II, has submitted a Subdivision Permit and Plat application 
for this properties located generally in the SW¼ of Section 30 and NW¼ of Section 31, 
Township 13N, Range 66W of the 6th P.M., Laramie County, WY. The application has been 
submitted to subdivide roughly thirty-four (34) acres into twelve (12) residential lots of roughly 
three (2.84) acres each.  
 
BACKGROUND 
 
The current use of the property is vacant residential land and is situated in the PUD – Planned 
Unit Development Zone District. The proposed development is the 11th filing of the Bison 
Crossing Subdivision. The overall subdivision is accessed variously by Terry Ranch Road, 
Winchester Boulevard, and South Greeley Highway. The newly-proposed portion here shall be 
accessed by an extension of Sharps Drive in the near term, but may be accessed by an extended 
Parsley Boulevard in the future.  
 
Pertinent Statutes and Regulations include: 
 

W.S. § 18-5-301 thru 18-5-306. 
W.S. § 34-12-101 thru 34-12-115. 
LCLUR Section 1-2-104, governing Public Notice. 
LCLUR Section 2-1-101(a) thru (e), governing criteria for a Subdivision Permit and Plat. 
LCLUR Section 4-2-112, governing the PUD – Planned Unit Development Zone District 
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DISCUSSION 
 
The subject property is located within the PUD – Planned Unit Development zone district. The 
applicant’s intent is to create twelve (12) single family residence tracts of roughly three (2.84) 
acres each. The overall subdivision would be serviced by Sharps Drive for access, and some 
interior lots would be serviced for access by a new publicly dedicated cul-de-sac called Deringer 
Drive. Additionally, the plat would dedicate 50’ of ROW for a future extension of Parsley 
Boulevard. The County has elected not to accept maintenance of the new public ROW at this 
time. 
 
Per section 2-1-100 of the Land Use Regulations, a Preliminary Development Plan was 
submitted and was approved by the Planning Commission on August 10th, 2023. A conceptual 
drainage study was submitted with the Subdivision Permit and Plat application and a final 
drainage analysis will be submitted alongside the roadway design plans in the right-of-way 
construction permitting process. These plans shall show any need for culverts and/or additional 
drainage systems. A traffic study waiver request was submitted in which the County Engineer 
has concurred. An Environment and Services Impact Report and Traffic Impact Study was 
submitted as part of the Preliminary Development Plan application package. 
 
In accordance with W.S. § 18-5-306(c) a DEQ Chapter 23 study application has been submitted, 
and a non-adverse recommendation is still pending as of the date of this report. The proposed 
sewage system is the use of individual on-site septic tanks and leach fields permitted and 
constructed to DEQ Rules and Regulations and the standards established by the 
Cheyenne/Laramie County Environmental Health Division. The proposed water system is the 
Winchester Hills Utility Company. 
 
The Laramie County Comprehensive Plan identifies the area as URI - Urban Rural Interface, 
which is intended to accommodate a mix of more intensive land uses than other areas. These 
areas, closest to incorporated cities and towns, may have public water and sewer services, a 
higher level of vehicular access and a greater overall level of community services.   
 
The PlanCheyenne Future Land Use Plan denotes the area as UTR – Urban Transition 
Residential. The Urban Transition Residential category, along with the Rural Residential 
category, provides a gradual transition from the urbanized areas of the Cheyenne Area to the 
rural areas on the periphery of the City of Cheyenne. Existing residential densities vary in these 
areas, and new residential developments are generally less than 2 dwelling units per acre. The 
Plan calls for connection of development on lots smaller than 5 acres to central water and central 
sewer. Development design should accommodate future connection to central water and central 
sewer, if not immediately available. 
 
Certified letters were mailed to neighboring property owners on January 18th, 2024. A legal ad 
was printed in the Wyoming Tribune Eagle on January 20th, 2024. Staff received no public 
comments regarding the proposed subdivision. 
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Agency review comments received have addressed minor plat corrections, the placement of 
septic systems on individual lots, ensuring compliance with the PUD regulations for the 
subdivision, and the dedication and potential renaming of Parsley Boulevard. On February 22nd, 
the Planning Commission recommend approval of this final plat by a vote of 5-0 on the condition 
that a non-adverse Chapter 23 Study letter be received from Wyoming DEQ prior to recordation. 
 
RECOMMENDATION AND FINDINGS 
 
Based on evidence provided, staff recommends the Board find that: 
 

a. This application is in conformance with section 4-2-112 governing the PUD – Planned 
Unit Development zone district. 

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

 
and that the Board approve the Subdivision Permit and Plat for Bison Crossing, 11th Filing 
on the condition that: 
 

1. A non-adverse Chapter 23 recommendation is provided by DEQ prior to recordation.  
 
PROPOSED MOTION 
 
I move to adopt findings of fact a and b of the staff report and to approve the Subdivision 
Permit and Plat for Bison Crossing, 11th Filing with the one condition outlined in the staff 
report. 
 
ATTACHMENTS 
 
Attachment 1:    Project Map 
Attachment 2:    Applicant Narrative 
Attachment 3:    Bison Crossing, 11th Filing Preliminary Development Plan 
Attachment 4:    Conceptual Drainage Plan 
Attachment 5:    Agency Review Comments With Applicant Responses 
Attachment 6:    Bison Crossing, 11th Filing, plat revised 2.16.24 
Attachment 7:    Resolution 
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Ms. Catherine Cundall – Associate Planner
Laramie County Planning & Development
Via: SmartGov Portal

RE: BISON CROSSING 11TH FILING – FINAL PLAT & SUBDIVISION PERMIT TRANSMITTAL 
NARRATIVE

1/5/2024

Dear Ms. Cundall,

As the Agent for and on behalf of TFS II, LLC I’m please to submit a Final Plat & Subdivision Permit 
Application package and associated required documents for the above referenced Project.  The Bison 
Crossing 11th Project contains 34.07 acres and is located in a portion of the SW¼SW¼, Section 30, 
Township 13 North, Range 66 West of the Sixth Principal Meridian.  This subdivision proposes to 
develop the existing parcel into (12) rural residential tracts averaging 2.84 acres per tract (gross).  The 
proposed Plat remains consistent with the Preliminary Development Plan that was approved at the 
8/10/23 Laramie County Planning Commission Meeting.  

The Development proposes construction of approximately 2,300 LF of internal roadway inside a 
proposed 80’ ROW dedicated as a part of the plat, as well as 3,000 LF of offsite roadway inside existing 
Parsley BLVD ROW.

A Wyoming DEQ Chapter 23 Study has been submitted.  

There is an existing privately maintained public water distribution system in the adjacent Bison Crossing 
filings; Bison Crossing 11th will tie into the existing water distribution system for water service and fire 
protection.  

THE REMAINDER OF THIS PAGE HAS BEEN INTENTIONALLY LEFT BLANK
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Enclosed with this Letter are the following documents as required by Laramie County Land Use 
Regulations: 

• Pre-Application Meeting Minutes (by Mr. Michael Surface – Associate Planner)
• Warranty Deed
• Final Plat
• Community Facilities Fees Acknowledgment Letter
• Conceptual Drainage Plan
• Traffic Impact Study Request Letter (same as provided during PDP process)
• DEQ Chapter 23 Study Submittal Acknowledgement Letter
• DEQ Chapter 23 Study

If you have any questions or require additional information, please contact me directly.  

Respectfully Submitted, 

Christofer S. Lovas, PE | Lovas Engineering, PC





BISON CROSSING 11TH 
CONCEPTUAL DRAINAGE ANALYSIS
FINAL PLAT & SUBDIVISION PERMIT SUBMITTAL
1/5/24

Prepared for:
TFS II, LLC

Prepared by:
Lovas Engineering, PC
1869 Grizzly Gulch
Cheyenne, WY 82009
chris@lovasengineering.com
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BISON CROSSING 11TH FILING
CONCEPTUAL DRAINAGE ANALYSIS

FINAL PLAT AND SUBDIVISION PERMIT SUBMITTAL

1.0 INTRODUCTION
The proposed Bison Crossing 11th Filing contains 34.07 acres and is located in a portion of the 
SW 1/4 of Section 30, Township 13 North, Range 66 West of the Sixth Principal Meridian.  This 
subdivision proposes to develop the site into (12) rural residential tracts averaging 2.84 acres per 
tract (gross).  A private distribution network will serve water to the tracts; each tract will have a 
dedicated septic and leach field.  The proposed subdivision is surrounded on the east by Bison 
Crossing 9th Filing, on the south by Bison Crossing 8th Filing, on the west by undeveloped 
agricultural ground owned by Swan Ranch, LLC, and on the north by rural residential/agricultural  
property owned by Michael A. Victor Jr.  The subdivision includes two accesses; one will connect 
to existing Sharps Drive along the eastern boundary.  The other will be made by constructing a 
3,000 LF gravel section of Parsley Blvd. through existing right-of-way to Terry Ranch Road.  Three 
(3) named interior rural roads with 80’ right-of-way are proposed to provide access to the (12) 
interior residential tracts.

The site is currently vacant.  The Project includes construction of gravel surfaced road corridors 
and stormwater conveyance facilities.  The proposed development follows a rural residential 
model utilizing a private water distribution system and septic systems which will leave a large 
percentage of the pre-development land undisturbed with a low percentage impervious surfacing.  
Comparing pre-development and post-development estimated runoff volumes and rates 
demonstrates the impact the development will have on volume and rate of stormwater runoff is 
low.   Therefore, it is proposed that no stormwater detention facilities are constructed as a part of 
this Project.  

The following sections describe the conceptual drainage plan for the proposed subdivision.  A 
more detailed final drainage analysis will be developed in conjunction with the Civil Construction 
Drawings submittal process.   

2.0 PHYSICAL SETTING and CONCEPTUAL DRAINAGE PLAN
Bison Crossing 11th is located in the Allison Drainage Basin.  The uppermost reach of FEMA 1% 
annual chance floodplain labelled Allison Draw is located approximately 3,000 LF north of the 
north boundary of the Project.  Existing site conditions consist of livestock grazing land with 
existing cover being native prairie grass.  The Project area slopes generally from south to north 
at an average 4.0% grade with multiple ridges and valleys having maximum grades of 
approximately 30%.  

A site-specific geotechnical report for this Project Site is not currently available.  Soil conditions 
are described as group 104 Ascalon Loam (41.7%) and group 162 Poposhia-Trimad Complex 
(58.3%), each hydrologic soil group ‘B’.  A printout from the NRCS Soils Survey may be seen in 
Appendix A.

The proposed subdivision is not traversed by a FEMA Floodplain.  FIRM Map No. 56021C1354F 
highlighting the Project area may be seen in Appendix A.  

mailto:chris@lovasengineering.com
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The proposed subdivision is located along the north side of a drainage divide and does not have 
significant upstream areas tributary to the site.  The proposed site will convey stormwater runoff 
offsite concentrated at (3) locations, (2) of which are along the north property boundary and will 
convey the majority of runoff into the undeveloped land north of the Project.  The third location is 
along the south side of existing Sharps Drive.  As a part of the Final Drainage Analysis, which will 
be developed concurrently with the Civil Construction Drawings submittal, the peak rate of runoff 
realized at the aforementioned discharge locations during the 2hr-100year storm event will be 
estimated.    

The final design of the subdivision will conform to Laramie County standards.  

A general write-up on limiting stormwater runoff impacts and implementation of BMP’s can be 
seen in Appendix A.  Additional information can be obtained at the DEQ website 
(deq.state.wy.us/swqd/).  

3.0 ENGINEER’S CERTIFICATION 
I hereby attest that this report for the Conceptual Drainage Analysis for Bison Crossing 11th Filing 
was prepared by me, or under my direct supervision, in accordance with the provisions of Laramie 
County for the responsible parties thereof.  I understand that Laramie County does not and shall 
not assume liability for drainage facilities designed by others.

_________________________

Christofer S. Lovas, PE  14863

01/05/2024

mailto:chris@lovasengineering.com
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APPENDICIES

APPENDIX A

BISON CROSSING PRELIMINARY DEVELOPMENT PLAN
FIRM MAP NO. 56021C1354F

NRCS SOILS SURVEY EXHIBIT

mailto:chris@lovasengineering.com
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Soil Map—Laramie County, Wyoming, Western Part
(BISON CROSSING 11TH)
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

104 Ascalon loam, cool, 0 to 6 
percent slopes

14.2 41.7%

162 Poposhia-Trimad complex, 3 to 
15 percent slopes

19.9 58.3%

Totals for Area of Interest 34.1 100.0%

Soil Map—Laramie County, Wyoming, Western Part BISON CROSSING 11TH

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Mr. Bryce Hamilton – Associate Planner
Laramie County Planning & Development
Via: email

Bryce.hamilton@laramiecountywy.gov

RE: BISON CROSSING 11TH – RESPONSE TO PLAT COMMENTS – PZ-24-00002

2/16/2024

Dear Mr. Hamilton,

Enclosed is the Bison Crossing 11th Filing Final Plat updated to reflect comments 
received from your Team on 2/7/24.  For the convenience of the Laramie County 
Planning & Development Department during review, responses to each comment have 
been provided on the following pages.

If you have any questions or require additional information, please feel free to contact 
me directly.

Respectfully Submitted, 

Christofer S. Lovas, PE | Lovas Engineering, PC
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CHRISTOPHER.YANEY@LARAMIECOUNTYWY.GOV:   

 

Addressed.  

DANIEL.PETERS@LARAMIECOUNTYWY.GOV:   

. 

Noted.
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MOLLY.BENNETT@LARAMIECOUNTYWY.GOV:

Addressed and noted.   

SCOTT.LARSON@LARAMIECOUNTYWY.GOV:

.  

Addressed.  See revised plat.  
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