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TO: 

FROM: 

DATE: 

TITLE: 

MEMORANDUM 

Laramie County Board of County Commissioners

Cate Cundall, Associate Planner 

January 3, 2023 

PUBLIC HEARING regarding a Subdivision Permit and Plat for 
Terry Ranch Business Park, Laramie County, WY. 

EXECUTIVE SUMMARY 

AVI, PC on behalf of Swan Ranch, LLC has submitted an application for a Subdivision Permit 
and Plat for Terry Ranch Business Park. The project will subdivide a parcel of land in the E1/2 
Section 4 and the W1/2  Section 3, T12N., R67W., into 4 tracts ranging in size of 13.37 acres to 
27.68 acres.

BACKGROUND 

This property is approximately 83.39 acres and located within a LU-Land Use zoning district. 
Currently, this is vacant agricultural land. The proposed project was the business part of the 
Terry Ranch Meadows Preliminary Plat Project. The developer has decided to only move 
forward with development of the commercial portion of the project..

Pertinent Statutes and Land Use Regulations include: 

Wyoming State Statutes: Section 18-5-301 through 18-5-315.

Section 1-2-101  governing the requirements for Subdivision Permit and Plat. 

Section 1-2-104  governing Public Notice. 

Section 4-2-114  governing the LU – Land Use Zoning District. 
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DISCUSSION 

The owner wishes to create four tracts averaging 20.85 acres from the 85.60 parcel.

The subject property is bordered by LU, PUD and A-2 zone districts. The  subject property lies 
between I-25 and Road 223. Union Pacific Railway borders the north boundary of the property.

Public notice was provided as required. Staff received no public comments pertaining to the 
development action that is taking place. A Traffic Impact Study and a Conceptual Drainage 
Analysis was completed for this project. Attached are both studies and agency review 
comments with applicant response. 

RECOMMENDATION and FINDINGS 

Based on evidence provided, staff and the Planning Commission recommends the Board 
find that:  

a. This application meets the criteria for a subdivision permit and plat pursuant to
section 2-1-100 of the Laramie County Land Use Regulations.

Staff and the Planning Commission recommend the Board approve the Subdivision 
Permit and Plat for Terry Ranch Business Park to the Board of County Commissioners 
with no conditions. 

PROPOSED MOTION 

I move to approve the Subdivision Permit and Plat for Terry Ranch Business Park and 
adopt the finding of fact a of the staff report.   

ATTACHMENTS 
Attachment 1: 
Attachment 2: 
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
Attachment 8:

Aerial Map
Narrative
Terry Ranch Meadows PDP Disclaimer Letter 
Agency Review Comments and Applicant Response 
Traffic Impact Study
Conceptual Drainage Analysis
Draft Resolution
 Terry Ranch Business Park Plat
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PZ-22-00323 - Review #1
Subdivision Permit (25 Lots or Less) 

Cheyenne MPO: Cheyenne MPO, Christopher Yaney Comments Attached 11/07/2022 
1. When each lot is developed, the site may need to perform a traffic impact study
based on the number of trips generated by each site.

Cheyenne Planning: Cheyenne Development Services, Seth Lloyd Comments 
Attached 11/02/2022 
1. More than one mile outside of City limits. No Official Letter from the City required.
2. Industrial park appropriate at this location (close to I-25 and railroad and in area
designated Mixed-use Employment by the comprehensive plan).
3. No other comments.

County Assessor: County Assessor, Kaycee Eisele Comments Attached 11/03/2022 
Please note, our office will reach out to AVI Surveying for a legal description on the 
remaining portion of the parcel that is NOT included in this plat. 

County Engineer: County Engineer, Scott Larson Comments Attached 11/14/2022 
Engineer Review 
1. The PDP map was never updated to reflect the comments made during the PDP
review and should have been as requested/required. Since the map was not updated, it
should be updated now, and it should show the phasing of the site since the original
PDP map didn’t show there would be any phasing of this property and now they are
platting different parts/phases of it instead of the entire property.
2. The waiver request letter submitted with this application is incorrect. It states that a
preliminary Drainage Study was submitted with the PDP, which was not the case.
During the PDP process, a waiver for a Drainage Study was requested and the
applicant stated that “a detailed drainage study will be provided at the time of the final
plat submittal”. In addition, comments were made that the waiver would be granted for
the PDP, but a Drainage Study would need to be submitted with the Plat. Therefore, a
detailed Drainage Study is required to be submitted with the plat.
3. The PDP map shows a proposed 20’ Drainage Easement through the proposed Tract
4, but the plat map submitted does not include that easement. This is another reason
why it is important to submit a Drainage Study at this time to determine how much off
site runoff will enter this platted area, how much runoff will be generated from these 4
Tracts, where the runoff will be routed, how much runoff will leave this site and where
the discharge area(s) will be, what are the impacts to downstream property from the



runoff that leaves this site, are other drainage easements needed/required on this 
platted property or downstream from this property, etc. There appears to be the 
potential for a significant amount of runoff entering Tract 4 and the drainage easement 
shown on the PDP seems like it would be very important and needed since that seems 
like the natural pathway. But the Drainage Study should discuss that and if the intent is 
to reroute the drainage to another location instead of going through close to the center 
of Tract 4. 
4. The PDP map shows the property line for Tract 4 adjacent to the UPRR is 888.20’, 
and 680.54’ for Tract 3 for a total of 1568.74’, but the Plat drawing shows 1095.97’ for 
Tract 4 and 680.43’ for Tract 3 for a total of 1776.39’. Where is the 207.65’ difference? 
5. The PDP map shows a proposed 100’ x 100’ “Pocket Easement” in the south corner 
of the proposed Tract 1, but this easement does not show up on the plat drawing. What 
is/was the purpose of the “Pocket Easement” and does it need to be included on the 
plat drawing? 
6. There were comments made during the PDP process regarding the Traffic Study that 
were not addressed at that time and the applicant indicated that the Traffic Study would 
be adjusted but it never was to my knowledge. Therefore, a revised and updated Traffic 
Study for the entire subdivision shall be submitted with this plat adequately addressing 
all of the comments made during the PDP process. 
7. A detailed Traffic Study does not need to be completed for this platted area, however, 
a summary outlining the traffic volumes estimated, traffic characteristics, etc. for this 
specific area from the Traffic Study prepared for the entire subdivision needs to be 
submitted with this plat and any future plat for this subdivision.  
8. Do there need to be utility easements along Terry Ranch Road and Sheep Avenue to 
bring utilities into this platted area to serve each Tract? 
9. Based on the information on the plat drawing, the Net Area is 83.5 acres, and the 
Gross Area is 85.6 acres. However, the plat application shows a total of 83.39 acres for 
the Community Facility Fee, and I believe this should be 83.5 acres. 
 
Surveyor Review 
1. The title indicates the location of the subdivision to be “A PORTION OF THE 
NORTHEAST 1/2 OF SECTION 4 AND A PORTION OF THE NORTHWEST 1/4 OF 
SECTION 3”. The LEGAL DESCRIPTION indicates the subdivision to be “A PARCEL 
OF LAND LOCATED IN THE EAST HALF OF SECTION 4 AND THE WEST HALF OF 
SECTION 3…”. The general description in the title should match the general description 
in the LEGAL DESCRIPTION. 
2. The POINT OF TANGENCY of the curve located on the northeast boundary of the 
subdivision (C1) and referenced in the eighth line of the LEGAL DESCRIPTION, is not 
shown on the drawing of the plat. 
3. There is a line shown on the plat that is located northwesterly of the northwest 
boundary of the subdivision, falling a little northwest of the INTERSTATE 25 ROW label. 
Is this the center line of the INTERSTATE 25 ROW called out in the LEGAL 
DESCRIPTION? It should be identified. 
4. There are 4 RIGHT-OF-WAY MONUMENTS called out in the LEGAL DESCRIPTION 
and shown on the plat drawing. The RIGHT-OF-WAY MONUMENT symbol and 
description needs to be added to the LEGEND. 



5. The Vicinity Map would be more congruent with the Title Block requirements if one 
were to add information such as, at a minimum, the Section, Township and Range data 
with enough detail to indicate the location of the subdivision within the Section. 
 
 
 
County Public Works Department: County Public Works Department, Molly Bennett 
Comments Attached 11/14/2022 
1. The request for a waiver of traffic and drainage studies is denied.  
2. The comments submitted by the review engineer/surveyor shall be addressed. It is 
the recommendation from Public Works that these comments are resolved, reviewed 
and addressed (by all parties) prior to the application going before the Planning 
Commission.  
3. Terry Ranch Road is under State (WYDOT) jurisdiction. Access for Sheep Avenue 
shall be coordinated through WYDOT. 
4. Sheep Avenue is dedicated as ROW. Access permit applications through Public 
Works will be required for each tract. Call (307-633-4302) or email 
(permits@laramiecountywy.gov) Public Works for more information. 
5. A note shall be added indicating no public maintenance of road/right-of-way.  
6. This development will require a right-of-way/grading permit. The subdivision permit 
and plat flowchart (attached) will apply to this project. 
 
 
 

No Comments 
 
 
County Real Estate Office: County Real Estate Office, Laura Pate Comments 
Attached 11/07/2022 

No Comments 
 
 
Environmental Health: Environmental Health Department, Tiffany Gaertner Comments 
Attached 11/14/2022 
Regulations: 
Laramie County Small Wastewater Systems Regulations 
 
Comments: 
Septic permit from Environmental Health is required for each lot. Commercial septic 
system must be designed by an engineer. Maintain proper setbacks from property lines 
and keep septic systems out of easements. Septic systems cannot be installed on 
greater than 15 percent slope. 
 
 
 
Fire District No 1: Fire District No. 1, Darrick Mittlestadt Comments Attached 



10/31/2022 
Meet the intent of the 2021 IFC 
Chapter 5, Fire Service Features 
Section 503, Fire Apparatus Access Roads: ALL pages 5-1 to 5-2. 
Section 505, Premises Identification, page 5-3 
Section 507, Fire Protection water Supply, ***REQUIRED*** following this document 
and or the Laramie County Rural Water regulations. LCFD # 1 has adopted NFPA 1142, 
Standard on Water Supplies for Surburban and Rural Fire Fighting for additional 
reference.  
Section 510, Emergency Radio Communications Coverage, pages 5-6 to 5-8. *** Radio 
coverage is limited throughout the project area due to geography and limited line of 
sight from SoHo and Site 2(radio towers). Each building and or property will be required 
to install a repeater type system. ***  
 
 
 
Intraoffice: Planners, Cambia McCollom Comments Attached 11/10/2022 
Sheep Ave intended to be an easement or a public right-of-way? There is no language 
for it in the dedication for it to be seen as a public right of way. 
 
 
No Comment 
Wyoming Game & Fish Dept. 
 
 
No Response 
Black Hills Energy 
CenturyLink 
Combined Communications Center 
County Attorney 
County Clerk 
County Conservation District 
County Treasurer 
Dept of Energy (WAPA) 
Emergency Management 
Laramie Co School Dist No 1 
Laramie County Weed & Pest 
Sheriff’s Office 
WY WState Engineer’s Office 
WYDOT 
Wyoming DEW 
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Summary  
 
 This traffic impact study examines the potential impacts of the Terry Ranch Business 
Park development on the existing infrastructure.       
 The Terry Ranch Business Park consists of four tracks that range in size from 
approximately 13 to 18 acres.  This development is located just to the north of the WY 223/Terry 
Ranch Road intersection.  While the exact nature of the development for each lot is not known at 
this time, the land use was modeled as an industrial park.  
 The operation of two existing intersections, South Greeley Highway/Terry Ranch Road 
and WY 223/Terry Ranch Road, were examined as part of this report.  The existing levels of 
service at both intersections currently operate at Level of Service A or B for all movements.  
With the existing addition of traffic volumes from the Terry Ranch Business Park development, 
there is no appreciable degradation of the level of service at either intersection.  It is estimated 
that all movements will operate at Levels of Service A or B with the estimated 2046 volume.  
The Terry Ranch Road/Sheep Avenue intersection will provide access into the development site, 
and with estimated 2046 volumes, all movements operate at Level of Service A. 
 The Wyoming Department of Transportation has two projects in the vicinity of this 
development.  One project is for a bridge replacement at the Terry Ranch Road railroad crossing 
just to the east of the development site, and the second is a pavement rehabilitation project which 
will begin on WY 223 at I-25 and continue to the US 85 intersection.  As part of this 
construction project, the Wyoming Department of Transportation has agreed to install a left-turn 
lane for the northbound to westbound movement into the project site. 
 Sight distances are adequate for all of the existing intersections as well as the new Terry 
Ranch Road/Sheep Avenue intersection.  Since there is more than adequate sight distance at the 
new intersection, no safety problems are anticipated. 
 The new Terry Ranch Road/Sheep Avenue intersection meets the access separation 
requirement policy of the Wyoming Department of Transportation. 
 A STOP sign should be erected for exiting traffic at the Terry Ranch Road/Sheep Avenue 
intersection.  It is not anticipated that there will be changes in any of the existing speed limits. 
   
Introduction  
 
 The original Terry Ranch Meadows project included 179 single-family homes and four 
commercial lots.  Since then, the project has been scaled back to include only the four 
commercial lots at this time.  While the original traffic impact study included the four 
commercial lots, this traffic impact study uses the data collected in the original study, but only 
addresses the four commercial tracts in the Terry Ranch Business Park.  However, it is being 
written in the same format as the original so that the reviewing agencies will have a traffic 
impact study that corresponds to the plat being submitted. Figure 1 is a portion of the Laramie 
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County GIS map which shows the general location of the Terry Ranch Business Park 
development. 
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Figure 1.  General Area Map 

 
Study Scope  
 
 The purpose of this traffic impact study is to document the existing conditions in the 
vicinity of the proposed development and to review the impacts associated with the new 
development.  The primary focus of this report will be to document the existing and future 
operation of the US 85/Terry Ranch Road intersection and the Terry Ranch Road/Wyoming 223 
intersection.  The operation of the access into the new development with the Terry Ranch Road 
will also be reviewed.  The report will quantify the traffic impacts the development will have on 
the intersections and will document the need for any infrastructure improvements.  The crash 
data from the original traffic impact study is included in this report.  The time frames that will be 
investigated will be the anticipated time of complete subdivision occupancy (build-out) and 
build-out plus 20 years.  Figure 2 is a portion of the Laramie County GIS map with the specific 
study locations noted. 
 

 
 

Figure 2.  Study Scope 
 

Existing Conditions  
            
Land Use  

The proposed development is currently vacant land. There is a pocket of commercial 
development next to the I-25 interchange and immediately adjacent to this development site. The 
land to the north, east, and south is vacant land.  To the west, across I-25, is the Swan Ranch Rail 
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Park which is a commercial/industrial development.  Figure 3 is a Google Earth Aerial photo of 
the proposed development site showing the land use in the vicinity of the proposed project. 
 

 
 

Figure 3.  Aerial View Showing Adjacent Land Use 
 

             
Zoning   

Typically, zoning is another indication of existing land use.  In this case, the development 
falls just outside the zoned portion of Laramie County.  Laramie County, however, does 
differentiate land use for tax purposes, and the development site is currently listed as agricultural.  
Figure 4 is a portion of the Laramie County GIS map which shows the zoning adjacent to the 
proposed development, and the figure also shows the tax classification of surrounding unzoned 
lands. 
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Figure 4.  Zoning 
           
Street Infrastructure  

There are two intersections that are included in this report.  One intersection that is 
included in this report is the east end of the Terry Ranch Road at the junction with US 85, and 
the other intersection is the WY 223/Terry Ranch Road intersection. 
 The US 85/Terry Ranch Road intersection is located at the west end of Terry Ranch 
Road.  A port of entry is constructed immediately to the east, and its access shares the 
intersection.  Because of the port of entry access, this intersection is basically a cross 
intersection.  At this location US 85 is a divided four-lane rural highway.  The southbound two 
lanes continue through the intersection and merge into a single lane to the south.  There is a free 
right turn for the southbound to westbound motorists, and a left-turn lane for drivers turning into 
the port of entry.  The northbound lanes have both a right-turn lane for port of entry traffic and a 
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left-turn lane for motorists going west on the Terry Ranch Road.  The Terry Ranch Road has a 
single lane entering and leaving the intersection, and the free right turn for southbound to 
westbound motorists merges west of the intersection.  Figures 5 and 6 are Google Earth aerial 
photographs of the intersection, and Figures 7 through 9 are at-grade photos of the intersection. 
 

 
 

Figure 5.  Aerial View of the US 85/Terry Ranch Road Intersection 
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Figure 6.  Aerial View of the US 85/Terry Ranch Road Intersection  
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Figure 7.  At-Grade Photo US 85/Terry Ranch Road Intersection Looking South 
 

 
 
 

Figure 8.  At-Grade Photo US 85/Terry Ranch Road Intersection Looking North 
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Figure 9.  At-Grade Photo US 85/Terry Ranch Road Intersection Looking East 
 

 
The second intersection is the WY 223/Terry Ranch Road intersection just to the east of 

I-25.  At this location, the Terry Ranch Road and WY 223 begin their overlap.  WY 223 begins 
at I-25 and continues east to US 85.  Its entire length is a Wyoming Department of 
Transportation highway.  The Terry Ranch Road begins to the south at the Wyoming/Colorado 
state line and is a county road to the junction with WY 223.  At this point the road names overlap 
and continue east to US 85. 
 This intersection is a T intersection with WY 223 the stem of the T.  All the legs of the 
intersection have a single approach lane and a single exit lane.  Figure 10 is a Google Earth aerial 
view of the intersection, and Figures 11 and 12 are at-grade photos of the eastbound and 
southbound approaches. 
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Figure 10.  Aerial View WY 223/Terry Ranch Road Intersection 
 

 
 

Figure 11.  At-Grade Photo WY 223/Terry Ranch Road Intersection Looking East 
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Figure 12.  At-Grade Photo WY 223/Terry Ranch Road Intersection Looking South 
            
Street Functional Classification 

The Wyoming Department of Transportation functionally classify their street and 
highway systems.  Functional classification is the process by which streets and highways are 
grouped into classes, or systems, according to the character of service they are intended to 
provide. Basic to this process is the recognition that individual roads and streets do not serve 
travel independently in any major way. Rather, most travel involves movement through a 
network of streets. It becomes necessary then to determine how this travel can be channelized 
within the network in a logical and efficient manner. Functional classification defines the nature 
of this channelization process by defining the part that any particular road or street should play in 
serving the flow of trips through a highway network.  Arterials link major centers of activity 
within the urban area.  They tend to serve longer trips with higher volumes of traffic.  Arterials 
move traffic (provide mobility) rather than provide land access.  The collector street system 
provides both land access service and traffic circulation. It differs from the arterial system in that 
streets on the collector system may go into residential neighborhoods, distributing trips from the 
arterials through the area to the ultimate destination. Conversely, the collector street also collects 
traffic from local streets in residential neighborhoods and channels it into the arterial system. The 
local street system comprises all facilities not on one of the higher systems. It serves primarily to 
provide direct access to abutting land and access to the collectors and arterials. It offers the low 
level of mobility but the highest level of land access. Service to through traffic movement 
usually is deliberately discouraged. Figure 13 is a graphical representation of how the various 
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functionally classified streets interact.  This figure is taken from the Wyoming Department of 
Transportation Access Manual, 2014 Edition. 

The concept of functional classification allows a governmental jurisdiction the ability, 
through geometric design and policy regulations, to provide a roadway consistent with the 
functional intent of the facility.  For example, an arterial street conceptually will handle large 
volumes of traffic over long distances.  To do this, major intersections might be signalized while 
lower functioning side streets would be STOP controlled.  Access spacing would be greater to 
reduce friction from turning vehicles.  A local street, on the other hand, would control 
intersections with STOP signs or no control, and there would be very little control on access to 
abutting property. 
 

 
 

Figure 13.  Relationship Among Functionally Classified Roadways 
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Figure 14 is a portion of the 2021 Urban Boundary and Functional Classification Map 
from the Cheyenne MPO website. This map is jointly prepared and agreed to by the City of 
Cheyenne, Laramie County, and the Wyoming Department of Transportation.  The three 
jurisdictions functionally classify all the streets and highways within the urban boundary.  As 
shown on the map, US 85 is classified as a principal arterial, and the Terry Ranch Road is 
classified as a major collector.  Other streets and highways in the vicinity of the proposed 
subdivision are also shown in the figure.  In addition, there is a detached green line representing 
a future minor arterial, High Plains Road, which would be constructed between I-25 and US 85 
at some point in the future. 
 

 
 

Figure 14.  Functional Classification Map 
         
Pedestrian and Bicycle Facilities 

The study area for this report is a rural location, and there are no separate 
pedestrian/bicycle facilities.         
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Parks 
There are no parks in the immediate vicinity of the Terry Ranch Business Park 

subdivision. 
             
Schools 

There are no schools close to this proposed subdivision.  The closest school is Afferbach 
Elementary school which is over five miles away. 
            
Safety  

The Safety Program at the Wyoming Department of Transportation reviewed the crash 
history for US 85/Terry Ranch Road intersection. Table 1 shows the results of a five-year record 
search for crashes at the intersection.  Over the past five years, there have been nine crashes.  
Because of the high speed at this location, the crashes have been more severe than at other 
locations.  Of the nine crashes, one was a fatality, and two were injury crashes.  The rest were 
property damage only.  Based on this data, the intersection operates quite safely, but when there 
is a crash, there is a higher probability of injuries or fatalities.  A copy of the full report prepared 
by the Wyoming Department of Transportation is included in the Appendix. 
 

 
 

Table 1.  Crash History US 85/Terry Ranch Road & WY223/Terry Ranch Road 
Intersections 

          
Traffic Control  

Both US 85 and Terry Ranch Road have full pavement markings with yellow center 
lines, white edge lines, and white channelizing lines where appropriate.  Intersections to both the 

Number Number 
Persons Persons PDO* Injuy Fatal Total
Injured Killed Crashs Crashes Crashes Crashes

2015 1 1 0 0 1 1
2016 0 0 1 0 0 1
2017 0 0 1 0 0 1
2018 0 0 1 0 0 1
2019 3 0 0 2 0 2
2020 0 0 3 0 0 3
Total 4 1 6 2 1 9

2016 0 0 1 1 0 1
2019 0 0 1 1 0 1
Total 0 0 2 2 0 2

US 85/Terry Ranch Road Intersection

WY 223/Terry Ranch Road Intersection
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state highways are controlled with STOP signs, and residential and field accesses are 
uncontrolled.  The eastbound leg of the WY 223/Terry Ranch Road intersection is STOP 
controlled. 
 The speed limit on US 85 is posted at 65 mph through the US 85/Terry Ranch Road 
intersection.  The Terry Ranch Road has a 55-mph speed limit to the east of this intersection 
through the area with residential development, but the speed limit changes to 65 mph which is 
carried to the west through the Sheep Avenue intersection 
 Several of the street intersections have roadway lighting, but it is not consistent through 
the area. 
         
Sight Distance  
 For safety reasons, it is very important that all roadways have adequate sight distance.  
Several forms of sight distance are usually evaluated.  The first is stopping sight distance.   
Stopping sight distance is the distance that is needed for a motorist traveling at a given speed to 
stop before reaching an object in the roadway.  Stopping sight distance is the distance between a 
vehicle with a given motorist eye height and an object height.  Most standards assume an eye 
height of 3.5 feet and an object height of 2.0 feet for the stopping sight distance related to a 
vertical curve and an eye height of 3.5 feet and an object height of 3.5 feet or 4.35 feet (the 
height of an approaching vehicle) for intersection stopping sight distance.   
 The second sight distance generally evaluated is related to the intersection itself.  A 
motorist making a maneuver, a right turn, a left turn, or straight through movement, needs 
adequate sight distance to make these movements without impeding through traffic.  This sight 
distance is typically measured with an eye height of 3.5 feet for the stopped vehicle.   
Technically, the object height associated with an approaching vehicle is the top of the car or 4.25 
feet, but many use a height of 3.5 feet, the eye height, to allow for reciprocal sight distances.  
Both motorists can see each other. 
 The intersections evaluated in this portion of the report are all under the jurisdiction of 
the Wyoming Department of Transportation.  They require a minimum sight distance equal to 
the stopping sight distance that is found in Table II-1 of the Traffic Program Access Manual 
2014.  Intersection sight distance is found in Chapter 9 of the AASHTO publication, A Policy on 
Geometric Design of Highways and Streets.  Table 2 is compiled from the two references noted, 
and it shows the sight distances related to speed.  The speed limit at both intersections is 65 mph.  
The Wyoming Department of Transportation prefers to have intersection sight distance that is 
equal to or greater than the AASHTO values.  For rural intersections with a 65-mph speed limit, 
they would like to have at least 1,200 feet of sight distance.  Figure 15 shows the recommended 
minimum 1,200 feet of sight distance for a motorist stopped at the US 85/Terry Ranch Road 
intersection, and Figure 16 shows the preferred sight distance at the WY 223/Terry Ranch Road 
intersection.  The sight distances for both intersections exceed 1,200 feet.  
 



16 
 

 
 

Table 2.  Sight Distance Criteria 
 

 

WYDOT
Speed Stopping Sight Stopping Sight Intersection Sight
MPH Distance/Feet Distance/Feet Distance/Feet (Cars)

20 130 115 225
25 175 155 280
30 220 200 335
35 275 250 390
40 330 305 445
45 395 360 500
50 465 425 555
55 535 495 610
60 610 570 665
65 695 645 720
70 780 730 775
75 870 820 830
80 970 910 885

AASHTO
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Figure 15.  Sight Distance US 85/Terry Ranch Road Intersection 
 



18 
 

 
 

Figure 16.  Sight Distance WY 223/Terry Ranch Road 
          
Access spacing 

As noted, the Terry Ranch Road is under the jurisdiction of the Wyoming Department of 
Transportation, and the access spacing criteria guidelines for state highways are found in the 
Access Manual 2014 Edition. Table 3 is taken from the Access Manual, and it shows the 
minimum separation distances for types of accesses for collectors which is the Terry Ranch Road 
classification.  The existing accesses on WY 223 between I-25 and the Terry Ranch Road do not 
meet the minimum access separation distances as required by the current Wyoming Department 
of Transportation policy. 
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Table 3.  Wyoming Department of Transportation Department Access Separation 
Distances for Rural Collectors and Local Roads  

 
Traffic Volumes 

The Wyoming Transportation Department in conjunction with the City of Cheyenne and 
Laramie County conducts 24-hour traffic counts at various locations in the Cheyenne area.  
Figure 17 is a portion of the Laramie County GIS map with 24-hour volumes plotted.  The 24- 
hour volume data was taken from the Cheyenne MPO interactive traffic volume map site.  The 
figure shows a volume 1,201 on the west end of the Terry Ranch Road and a volume of 1,569 on 
the east end. 
 

 
 

Figure 17.  24-Hour Traffic Volumes 
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In addition to the 24-hour traffic volumes shown in Figure 17, manual turning-movement 
counts were obtained for the US 85/Terry Ranch Road intersection and the WY 223/Terry Ranch 
Road intersection.  The manual turning-movement counts were obtained during the AM and PM 
hours on April 20, April 21, and April 22, 2021.  Table 4 shows the peak hour data obtained 
from the manual turning-movement counts.  Tables 5 and 6 show the pedestrian/bicycle and 
truck volumes during the AM and PM peak hours.  Intersection count sheets are included in the 
Appendix. 
 

 
 

Table 4.  Manual Turning-Movement Volumes 
 

 
 

Table 5.  Ped/Bike/Truck Volumes US 85/Terry Ranch Road Intersection 
 

 
 

Table 6.  Ped/Bike/Truck Volumes WY 223/Terry Ranch Road Intersection 
 
           
Level of Service 

Level of service is a measure used by traffic engineers to determine the effectiveness of 
elements of transportation infrastructure.  Letters A through F are assigned to the operation, with 
A being the best and F being the worst.  In general, the letter values can be defined as: 

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 56 1 3 1 0 0 6 108 16 6 71 33
PM 47 0 5 6 1 1 6 109 14 7 148 82

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 10 0 18 0 0 0 6 4 0 0 12 18
PM 25 0 23 0 0 0 16 7 0 0 9 12

WY 223 Terry Ranch Road
Eastbound Westbound Northbound Southbound

Eastbound Westbound Northbound Southbound
Terry Ranch Road Port of Entry Access US 85

Peak
Hour Ped/Bikes Trucks
AM 0 48
PM 0 41

Peak
Hour Ped/Bikes Trucks
AM 0 10
PM 0 2
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A=Free flow 
B=Reasonably free flow 
C=Stable flow 
D=Approaching unstable flow 
E=Unstable flow 
F=Forced or breakdown flow 

 The level of service for a STOP-controlled intersection is evaluated based on the average 
total control delay per vehicle. Control delay is defined as the total elapsed time from the time a 
vehicle stops at the end of the queue to the time the vehicle departs from the stop line. This 
includes the time required for the vehicle to travel from the end-of-queue position to the first-in-
queue position, including deceleration of vehicles from free-flow speed to the speed of vehicles 
in the queue. The average approach delay for all vehicles on a particular approach is computed as 
the weighted average of the control delay estimates for each individual movement on the 
approach.  Table 7 shows the delay associated with the levels of service for a STOP-controlled 
intersection. 

 
 

Table 7.  Level of Service Criteria for STOP-Controlled Intersection 
 
 

The traffic volumes shown in Table 4 and the algorithms in the 2010 Highway Capacity 
Manual were used to calculate the levels of service for the US 85/Terry Ranch Road intersection.  
The calculations were done for the AM and PM peak hours.  Tables 8 and 9 show the results of 
the level of service calculations.  Copies of the level of service calculations are included in the 
Appendix. 
 

 
 

Table 8.  Existing Level of Service US 85/Terry Ranch Road Intersection 

Level of Average Control Delay
Service (Sec/Veh)

A 0-10
B 10-15
C 15-25
D 25-35
E 35-50
F 50+

Peak Northbound Southbumd Westbound Eastbound
Hour Left Left Left, Thru, Right Left, Thru, Right
AM A A B B
PM A A A B

US 85 Terry Ranch Road
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Table 9.  Existing Level of Service WY 223/Terry Ranch Road Intersection 
         
Proposed Development 
          
Project Description  
 The Terry Ranch Business Park consists of four tracks that range in size from just over 13 
acres to almost 28 acres.  Figure 18 is the plat which shows the development layout.  Table 10 
shows the individual tracts and their sizes.  The development will be accessed from the Terry 
Ranch Road with a single access, Sheep Avenue.  Sheep Avenue is a short street that ends in a 
cul-de-sac between Tracks 2 and 3.  Sheep Avenue will be constructed to Laramie County 
standards for a rural development which will include a paved surface with ditch sections and no 
provisions for pedestrians. 
 

 
 
 

 

Terry Ranch Road WY 223 
Peak Northbound Eastbound
Hour Left, Thru Left, Right
AM A A
PM A A
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Figure 18.  Site Plan Terry Ranch Business Park 
 

 
 

Table 10.  Tract Size 

Tract Size (Acres)
1 13.37 (14.11)
2 27.68 (27.99)
3 24.58 (24.89)
4 17.87 (18.61)

Total 83.50 (85.51)
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Zoning  
 While the development is outside the zoned area, the proposed development land use will 
change from agricultural to commercial.        
    
Infrastructure Improvements  

The initial planning for this subdivision provides for access roads for the individual lots, 
but no additional roadway improvements were planned. 
         
Other Developments  

No other developments were considered in the preparation of this traffic impact study. 
          
Construction Projects  

The Wyoming Department of Transportation currently has two projects in the vicinity of 
the Terry Ranch Business Park.  The first is a bridge replacement over the Union Pacific railroad 
tracks just north of the proposed development, and the second is a pavement rehabilitation 
project for WY 223 which will begin at I-25 and end at the South Greeley Highway. Both 
projects are scheduled for 2023. 

        
Pedestrian and Bicycle Facilities  

This is a rural subdivision, and there are no separate pedestrian or bicycle facilities that 
will be constructed as part of the subdivision. 

        
Schools 
 The anticipated land use for this project is commercial and will have no impact on 
Laramie County schools. 
            
Traffic Control 
 A STOP sign will be required at the Terry Ranch Road/Sheep Avenue intersection. 
         
Intersection Spacing  

The Wyoming Department of Transportation access separation distance criteria is shown 
in Table 3.  Intersections must be separated by a distance of 1,320 feet, and the separation 
distance for the Terry Ranch Road/Sheep Avenue intersection is greater than 1,320 feet. 
          
Sight Distance  
 The Wyoming Department of Transportation sight distance criteria is shown in Table 2.  
To meet the Wyoming Department of Transportation and AASHTO criterion, the intersection 
would need at least 720 feet of sight distance.  However, the Wyoming Department of 
Transportation prefers 1,200 feet of sight distance.  The location of Sheep Avenue was scaled 
from the site plan and located on Google Earth.  At this point on the Terry Ranch Road there are 
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no no-passing restrictions which by default indicates there is 1,200 feet of sight distance for each 
direction.  Figure 19 is a Google Earth aerial photograph with 1,200 feet of sight distance from 
the Terry Ranch Road/Sheep Avenue intersection indicated. 
 

 
 

Figure 19.  Sight Distance Sheep Avenue 
 

Site-Generated Traffic  
The number of trip ends (a trip end is a trip that either has an origin or destination in the 

proposed development) associated with the development is usually estimated using information 
from the ITE publication Trip Generation Manual, 11th Edition.  The trip generation manual 
categorizes different land uses and estimates the number of trip ends assigned to each land use.   

The four lots shown on the site plan are assumed an industrial park.  The ITE trip 
generation data for Land Use 1300, Industrial Park was used to calculate the estimated trip ends 
associated with these four lots.  The Trip Generation Manual, 11th Edition uses building size as 
the basis for trip end estimation, and the building sizes are not known at this time.  However, 
there are several similar developments in the Cheyenne area.  The general area around the 
Christensen Road/Campstool Road/Venture Boulevard intersection was used to estimate building 
size.  The lot sizes are known from Laramie County information, building sizes were estimated 
from Google Earth, and an average building-to-lot-size ratio was calculated.  This ratio was then 
used to estimate building sizes on the four lots that are commercial.  Table 11 shows the trip end 
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estimates Terry Ranch Business Park.  The spreadsheet calculations for the trip end estimations 
are included in the Appendix, and the trip end calculations are included in the Appendix. 
 

 
 

Table 11.  Terry Ranch Business Park Estimated Trip Ends 
         
Distribution and Assignment of Traffic 
 All of the trip ends associated with the Terry Ranch Business Park will use a single 
access to the Terry Ranch Road, the Terry Ranch Road/Sheep Avenue intersection.  It is 
estimated that 75 percent of the trip ends will use the I-25 interchange, and 25 percent of the trip 
ends will go east to the South Greeley Highway/Terry Ranch Road intersection.  Figure 20 
shows the estimated trip distribution by percent at all of the intersections. 
 

 
 

Figure 20.  Terry Ranch Business Park Trip Distribution by Percent 
 

Table 12 shows the estimated trip ends generated by the proposed Terry Ranch Business 
Park assigned to the various intersections.  These volumes were calculated by using the 
estimated trip ends shown in Table 11 and the trip distribution information shown in Figure 20. 

Tract Entering Exiting Total Entering Exiting Total Entering Exiting Total
1 118 118 236 19 5 24 5 19 24
2 244 244 488 40 9 49 11 38 49
3 216 216 433 35 8 44 10 34 44
4 157 157 315 26 6 32 7 25 32

Total 735 735 1471 120 28 148 33 116 148

Vehicle Trips on a Weekday Vehicle Trips on a Weekday Vehicle Trips on a Weekday
Total AM Peak Hour Adjacent Street Traffic PM Peak Hour Adjacent Street Traffic

Industrial Park
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Table 12.  Estimated Site Generated Volumes at Build-Out 
 
Traffic Volumes at Build-Out  (2026)  
 It will take a number of years for the Terry Ranch Business Park to completely populate 
all four lots in the development.  A short-term evaluation of the traffic impacts will be calculated 
for 2026.  It is anticipated that all the lots will have operating businesses by that time.  This may 
not be a correct assumption, but it does provide an evaluation of the traffic impacts for the short 
term. 

To estimate the future traffic volumes consistent with the analysis year, the turning-
movement counts shown in Table 4 were inflated to represent future traffic volumes, and an 
annual growth rate of 2.5 percent per year was used to estimate future traffic volumes.  Please 
note that the 2.5 percent growth rate is only an estimate, and it may not represent future traffic 
volumes depending upon the growth rate of the Cheyenne area.  Table 13 shows the estimated 
2026 volumes with the site traffic for the three intersections. 
 

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 6 1 6 24
PM 23 6 1 7

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 90 21
PM 25 87

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 7 21 90 30
PM 29 87 25 8

Sheep Avenue Terry Ranch Road
Eastbound Westbound Northbound Southbound

WY 223 Terry Ranch Road
Eastbound Westbound Northbound Southbound

Terry Ranch Road Port of Entry Access US 85
Eastbound Westbound Northbound Southbound
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Table 13.  2026 Estimated Volumes with Site Trip Ends 
        
Level of Service at Build-Out  (2026)  

The level of service for the intersections and accesses included in this report were 
recalculated using the algorithms described earlier and the volumes shown in Table 13.  Results 
of those calculations are shown in Tables 14 through 16. 
 

 
 

Table 14. 2026 Level of Service US 85/Terry Ranch Road 
 

 
 

Table 15.  2026 Level of Service WY 223/Terry Ranch Road 
 

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 69 1 4 1 0 0 13 122 18 7 80 61
PM 76 0 12 7 1 1 8 123 16 8 167 100

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 101 0 20 0 0 0 7 5 0 0 14 41
PM 53 0 26 0 0 0 18 8 0 0 10 101

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 7 0 21 0 0 0 90 16 0 0 34 30
PM 29 0 87 0 0 0 25 36 0 0 24 8

Sheep Avenue Terry Ranch Road
Eastbound Westbound Northbound Southbound

WY 223 Terry Ranch Road
Eastbound Westbound Northbound Southbound

Terry Ranch Road Port of Entry Access US 85
Eastbound Westbound Northbound Southbound

US 85 Terry Ranch Road
Peak Northbound Southbumd Westbound Eastbound
Hour Left Left Left, Thru, Right Left, Thru, Right
AM A A B B
PM A A A B

Terry Ranch RoadWY 223 
Peak Northbound Eastbound
Hour Left, Thru Left, Right
AM A B
PM A A
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Table 16. 2026 Level of Service Terry Ranch Road/Sheep Avenue 
 

Traffic Volumes at Build-Out plus 20 Years (2046)  
 A second analysis of the traffic impacts, a long-term analysis, was calculated for the 
intersections included in this study.  The time frame for the long-term analysis is build-out plus 
20 years, or 2046.  The volumes from Table 4 were increased at 2.5 percent per year as an 
estimate of the background volumes, and the estimated traffic volumes from the Terry Ranch 
Business Park were added to the estimated background volumes.  The results of those 
calculations are shown in Table 17. 
 

 
 

Table 17.  2046 Estimated Volumes with Site Trip Ends 
 

Level of Service at Build-Out Plus 20 Years (2046)  
 The level of service for the intersections included in this report were recalculated using 
the algorithms described earlier and the volumes shown in Table 17.  Results of those 
calculations are shown in Tables 18 through 20. 
 

Terry Ranch Road Sheep Avenue
Peak Northbound Eastbound
Hour Left Left, Right
AM A A
PM A A

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 110 2 7 2 0 0 17 200 30 11 131 85
PM 110 0 15 11 2 2 12 202 26 13 274 159

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 109 0 33 0 0 0 11 7 0 0 22 54
PM 71 0 43 0 0 0 30 13 0 0 17 109

Peak
Hour Left Thru Right Left Thru Right Left Thru Right Left Thru Right
AM 7 0 21 0 0 0 90 26 0 0 56 30
PM 29 0 87 0 0 0 25 59 0 0 39 8

Sheep Avenue Terry Ranch Road
Eastbound Westbound Northbound Southbound

WY 223 Terry Ranch Road
Eastbound Westbound Northbound Southbound

Terry Ranch Road Port of Entry Access US 85
Eastbound Westbound Northbound Southbound
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Table 18.  2046 Level of Service US 85/Terry Ranch Road 
 

 
 

Table 19. 2046 Level of Service WY 223/Terry Ranch Road 
 

 
 

Table 20. 2046 Level of Service Terry Ranch Road/Sheep Avenue 
 

Auxiliary Lanes  
 The US 85/Terry Ranch Road intersection currently has a lane in the eastbound direction, 
and additional lanes are not warranted at this time because the level of service operates 
adequately.  The WY 223/Terry Ranch Road intersection is a T intersection and currently has a 
single lane in the eastbound direction.  The Level of Service is A for all movements with the 
estimated 2046 traffic volumes, and an additional lane at this intersection is not warranted. The 
Wyoming Department of Transportation will be constructing a left-turn lane for the northbound 
to westbound movement into Sheep Avenue.   

The Wyoming Department of Transportation uses a graphical solution as a warrant for a 
right-turn lane.  In Figure 21, the X ordinate is the major road volume in one direction, and the Y 
ordinate is the right-turn volume in the same direction.  Figure 21 is the graphical solution for the 
Terry Ranch Road/sheep Avenue intersection in the Terry Ranch Business Park development.  
The X ordinate is less than 100, and the graphical solution begins with an X ordinate of 200.  It is 
assumed that a right-turn lane is not warranted at this location.   
 

US 85 Terry Ranch Road
Peak Northbound Southbumd Westbound Eastbound
Hour Left Left Left, Thru, Right Left, Thru, Right
AM A A B B
PM A A B B

Terry Ranch RoadWY 223 
Peak Northbound Eastbound
Hour Left, Thru Left, Right
AM A B
PM A B

Terry Ranch Road Sheep Avenue
Peak Northbound Eastbound
Hour Left, Thru Left, Right
AM A A
PM A A
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Figure 21.  Right-Turn Lane Analysis Terry Ranch Road/Avenue Intersection 
 

Traffic Analysis and Mitigation  
 
 This study examines the impacts that the Terry Ranch Business Park development will 
have on the existing infrastructure, and makes mitigation recommendations. 
 There are two existing intersections and a single new intersection that are included in this 
report.  The two existing intersections, US 85/Terry Ranch Road and WY 223/Terry Ranch 
Road, currently all operate at Level of Service A or B for all movements.  With the additional 
traffic from the Terry Ranch Business Park, these two intersections continue to operate at Level 
of Service A or B with both the estimated 2026 volumes and the estimated 2046 volumes.  The 
Terry Ranch Road/Sheep Avenue intersection will provide access into the development site, and 
all movements operate at Level of Service A in both the short-term and long-term analysis.  The 
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Terry Ranch Business Park development will not significantly degrade the operation of any of 
the intersections. 
 The Wyoming Department of Transportation has two construction projects included in 
the 2023 program.  One is a bridge replacement over the Terry Ranch Road/Union Pacific 
Railroad, and the other is a pavement rehabilitation project that begins on WY 223 at I-25 and 
ends at US 85.  As part of this project the Wyoming Department of Transportation has agreed to 
construct a left-turn lane for northbound motorists entering the project site. 
 The sight distances associated with the two existing intersections meet the Wyoming 
Department of Transportation preferred 1,200-foot standard, and the new intersection, Terry 
Ranch Road/Sheep Avenue, also meets the 1,200-foot sight distance criteria. 
 The new Terry Ranch Road/Sheep Avenue intersection meets the minimum access 
separation distances in the Wyoming Department of Transportation policy. 
 There does not appear to be an existing safety problem at either of the two existing 
intersections, and since sight distance is adequate at the Terry Ranch Road/Sheep Avenue 
intersection, a safety problem is not anticipated at that intersection. 
 A STOP should be erected for exiting traffic at the Terry Ranch Road/Sheep Avenue 
intersection.  No changes in speed limits are anticipated. 
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Trip Generation Calculations 
 

 
 
 

Building size calculations, 12% of lot size is estimate for building size
1 Acre = 43,560 sq ft

Tract # Acres Sq Ft Building Size
1 13.37 582397.2 69888
2 27.68 1205741 144689
3 24.58 1070705 128485
4 17.87 778417.2 93410

83.5
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Trip Generation

Tract 
Number Land Use

Building 
Size

ITE Land 
Use

Average 
Rate

% 
Entering

%  
Exiting

Total 
Volume

Volume 
Entering

Volume 
Exiting

Average 
Rate

% 
Entering

%  
Exiting

Total 
Volume

Volume 
Entering

Volume 
Exiting

Average 
Rate

% 
Entering

% 
Exiting

Total 
Volume

Volume 
Entering

Volume 
Exiting

1 Industrial Park 69888 130 3.37 50 50 236 118 118 0.34 81 19 24 19 5 0.34 22 78 24 5 generatio
2 Industrial Park 144689 130 3.37 50 50 488 244 244 0.34 81 19 49 40 9 0.34 22 78 49 11 38
3 Industrial Park 128485 130 3.37 50 50 433 216 216 0.34 81 19 44 35 8 0.34 22 78 44 10 34
4 Industrial Park 93410 130 3.37 50 50 315 157 157 0.34 81 19 32 26 6 0.34 22 78 32 7 25

1471 735 735 148 120 28 148 33 97

Vehicle Trips on a Weekday Peak Hour of Adjacent Vehicle Trips on a Weekday Peak Hour of Adjacent 
Vehicle Trip Ends on a Weekday Street Traffic One Hour Between 7 and 9 AM Street Traffic One Hour Between 4 and 6 PM
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