LARAMIE COUNTY PLANNING & DEVELOPMENT DEPARTMENT

Planning e Building

MEMORANDUM
TO: Laramie County Board of Commissioners
FROM: Marissa Pomerleau, Planning Technician
DATE: June 18,2019
TITLE: Review and action on a Subdivision Permit and Plat for Willadsen Estates,

2" Filing, located in a portion of the E1/2 E1/2, Sec. 19, and a portion of the
W1/2 W1/2, Sec. 20, T.13N., R.69W., of the 6th P.M., Laramie County, WY.

EXECUTIVE SUMMARY

Steil Surveying Services LLC, on behalf of Aspen Holdings Inc., ¢/o Victoria Ganskow, has
submitted a Subdivision Permit and Plat application for Willadsen Estates, 2" Filing, located
east of Jaymers Lane and Cougar Lane. The application has been submitted for the purpose of
subdividing the property into 14 single family residential tracts and 1 tract to be designated as an
easement for open space, utilities, and drainage.

BACKGROUND

The property currently is undeveloped, and is assessed vacant residential. The gross acreages of
the proposed tracts range from 7.24 acres to 9.03 acres, meeting the minimum density
requirements for groundwater recharge based on the AMEC Memo per Section 2-1-103(¢)(i) of
the Laramie County Land Use Regulations. The surrounding area consists of rural residential and
agricultural properties of varying acreage. The proposed subdivision is bordered to the west by
Willadsen Estates, containing thirty-six (36) single-family residential tracts with an average lot
size of 9.5 acres (net). To the north are three (3) 35-40 acre single-family residential tracts and to
the south and east is the Belvoir Ranch property which is owned by the City of Cheyenne.

Pertinent Regulations

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

The Laramie County Comprehensive Plan identifies the area as Ag and Range Land (AGR).
Areas in this category are generally located on the outlying portions of the county with public
utilities being absent and limited road access. This land use category discourages freestanding
residential uses not associated with agricultural purposes, with agricultural, livestock, and
associated residences as the primary uses. Although this proposed subdivision would create
freestanding single-family residences, the Comprehensive Plan does support expansion of
existing development identified as rural centers. This area is specifically discussed upon,
stating: ... “the Harriman Road area in Southwestern Laramie County may be appropriate for
additional residential uses and/or neighborhood services, keeping in mind that access to water
may be difficult and expensive.”

This proposed subdivision is bordering Belvoir Ranch, which the Laramie County
Comprehensive Plan identifies as a Recreational Hub (REC). Fairgrounds, public parks and
facilities, multi-use trails, and learning centers are all considered appropriate uses in this area.
Recreational Hubs encourage investment through tourism, while also providing a service to
Laramie County residents.

This proposed plat would create 15 individual tracts for which Community Facility Fees will be
due prior to recordation. Water and sewage disposal shall be provided by individual well and
septic systems. With an average lot size of 8.10 acres, the minimum requirements for septic
system permits are met.

This property lies outside of the PlanCheyenne boundary and the Zoned Boundary, and therefore
cannot be impacted by these guidelines or regulations.

On October 25™, this Planning Commission held a public hearing for the Preliminary
Development Plan for this project. The PDP was recommended for approval with four
recommendations:

1. Evidence of submittal of the Chapter 23 Study to DEQ shall be provided with the
subdivision permit & plat application, with proof of DEQ approval required prior to plat
recordation.

2. A letter from a certified engineer stating that no additional drainage easements are
required on the plat shall be provided with the subdivision permit and plat application.

3. The plat shall indicate that any new ROW shall be dedicated to the public and privately
maintained.

4. Any reference to the Vermont Agency of Transportation shall be removed from all
documents included in the subdivision permit and plat application submittal.

5. The applicant shall specify (and show on the plat) the road names for the extensions off
of Jaymers Lane and Cougar Lane to be respectively the same as they extend east from
the plat boundary and until they change direction towards the South and North
respectively. The North/South portion of the proposed ROW shall be a distinctly different
road name. No “loops” or “circles” shall be allowed.
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All of these recommendations have been met with a Chapter 23 Study Report and a certified
engineer letter, copies of which are attached. The proposed connections of Jaymers Lane and
Cougar Lane, along with Corbin James Trail, are to be designated as public rights-of-way, and
privately maintained by the homeowners. Additional drainage easements have been added to the
plat, connecting to the existing drainage easements shown on the plat for Willadsen Estates.

A letter requesting waiver of traffic and drainage studies was submitted, a copy of which is
attached. The County Engineer has concurred with this request based on the justification
provided in the waiver request letter. Agency comments pertained to proposed drainage
easements and clerical corrections to the Plat.

Public notice was provided and neighbor notice letters were sent by certified mail per Section
1-2-104 of the Laramie County Land Use Regulations. Staff received no comments from the
public nor any adjacent landowners.

A public hearing of this application was held on May 23", 2019 by the Laramie County Planning
Commission. No public comment was received. The Planning Commission voted 5-0 to

recommend approval of the application to the Board with the following condition:

1. All remaining County Engineer and Public Works comments shall be addressed prior
to the Board of County Commissioners public hearing on June 18", 2019.

A revised Plat was submitted on June 7%, 2019 addressing all County Engineer and Public
Works comments.

Staff finds that this application is in conformance with the plans and policies of Laramie County.
The attached resolution shall serve as the subdivision permit upon approval by the Board.

RECOMMENDATION and FINDINGS

Based on evidence provided, staff reccommends the Board find that:

a. 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 Willadsen Estates, 2"
Filing with no conditions.

PROPOSED MOTION

I move to approve the Subdivision Permit and Plat for Willadsen Estates, 2" Filing and
adopt the findings of fact a of the staff report.
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ATTACHMENTS

Attachment 1:

Location Map

Attachment 2: Aerial Map
Attachment 3: Comprehensive Plan Map
Attachment 4: Chapter 23 Study Report
Attachment 5: Drainage Easement Requirement Letter — June 37, 2019
Attachment 6: Applicant Traffic/Drainage Study Waiver Request
Attachment 7: Agency Comments Report
Attachment 8: SEO Comments Letter
Attachment 9: Plat — Revised June 7th, 2019
Attachment 10: Resolution
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Chapter 23 Application

Willadsen Estates 2™ Filing, Subdivision, Laramie County Wyoming

absorption systems is unlikely to impact the shallow aquifer. The results of the Minimum Isolation
Distance Analysis are provided in Appendix F of this report.
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Chapter 23 Application
Willadsen Estates 2™ Filing, Subdivision, Laramie County Wyoming

wells have deeper static water levels. Wells range in depth from spring capture at the surface to
850 feet. Permitted yields range from 0.1 to 125 gpm. The average permitted yield for the 50
wells listed in Appendix D is 19 gpm (monitor wells are not included in this calculation).

The Buffalo #12 Well is located immediately west of the proposed subdivision in the Willadsen 13t
Filling Subdivision, as shown on Figure 4. Table 5 provides a summary of well construction
details for the Buffalo #12 Well. This well has a reported yield of 15 gpm.

On February 13 and 14, 2019, WESTON conducted a constant-rate pump test on the Buffalo #12
Well. Discharge was regulated through a ball valve and was monitored using a stop watch and
five gallon calibrated bucket. A Waterline well sounder was used to measure the water level in
the well. Water was discharged down gradient from the well through discharge tubing.

The well was pumped continuously at a rate of 2.5 gpm and produced 3,600 gallons. The
volume of water pumped is 4.4 times the estimated maximum daily household demand. The well
exhibited a maximum drawdown from the initial static water level of 8.10 feet after 24 hours of
pumping. The lack of appreciable drawdown indicates that the aquifer was not stressed by
pumping at a rate of 2.5 gpm. Aquifer test data are included in Appendix C.

Based on the pump test results of the Buffalo #12 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 easily meet the projected average and maximum daily demands
for the 14 residential lots.

The quality of water from the Buffalo #12 Well is presented in Table 5. As discussed previously,
the water quality sample indicated that water produced from the White River Aquifer beneath the
subdivision meets the Class | water quality standards.

(d) (ii) Potential Adverse Effects

The lots in the Willadsen Estates 2™ Filling Subdivision located in Section 20 (lots 41 through 45)
are located within contamination Area A of Former Atlas D Missile Site 4. This is an area of
remedial investigation of trichloroethane (TCE) contamination. The following information was
obtained from the minutes from the Restoration Advisory Board meeting on November 17, 2017
(the November 2018 meeting was cancelled, and as of January 28, 2019, the minutes from the
June 14, 2018 meeting were not available for download).

Figure 6 shows the locations of the TCE plume, Army Corps of Engineers TCE monitoring wells,
and the Willadsen Subdivision. The TCE plume occurs within the Ogallala Formation and is
moving eastward. Three Army Corps of Engineers monitoring wells completed in the Ogallala
Formation and located immediately west of the TCE plume and east of the Willadsen Estates 2™
Filing Subdivision were last sampled in 2008 (MW-2 and MW-18) and in 2011 (MW-25). TCE
was not detected in these wells or in the Buffalo #12 Well. Nonetheless, it is recommended that
any water wells completed with the Willadsen Estates 2" Filing Subdivision be sampled for TCE.

A windshield survey of the area within and surrounding the proposed subdivision was performed
to identify potential additional 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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PZ-19-00081 Willadsen Estates, 2" Filing SUBDIVISION PERMIT

County Engineer: Scott Larson COMMENTS ATTACHED 04/29/2019

Engineer Review

1. Access for all proposed Tracts shall be from the proposed internal roadway only.

2. | concur with the request for a waiver of a detailed Traffic Study and Drainage Study
since this development will have a negligible impact on both.

3. There is a 50’ Drainage Easement that is being created in Tract 48 to handle the
natural drainage that comes from the west and discharges it into the proposed ROW.
However, the natural drainage continues to the east and runs through Tract 46. Is it the
intent to take the drainage from the 50’ easement and fit it into the 16’ Utility & Drainage
Easement between Tract 46 and 477 This does not seem to get it back into the natural
drainage. In addition, is 16’ wide enough to build a channel to handle the drainage?
There might need to be a 50’ drainage easement that crosses Tract 46 to follow the
natural drainage instead of forcing it into a small area and discharging it into an area
that historically didn’t have this runoff. More clarification is needed regarding the
drainage through Tracts 46, 47, 48.

4. On the lower left hand corner of the plat it says “(See Note 9)” but there is no Note 9
in the list of Notes.

Surveyor Review

1. The bearing base of S2°22’05”E referenced in the GENERAL NOTES does not show
up clearly on my copy of the scan of the plat (below Tract 46). This could be a bad scan.
2. There are large differences between MEASURED AND RECORD distances along
the East and West boundaries of the subdivision. These differences should be
explained.

3. There is a 50’ Drainage Easement platted in WILLADSEN ESTATES that ‘dead ends’
on the West boundary of Tract 52. The drainage might begin here and drain to the
West, but it is not clear on the plat why it just ends here.

County Public Works Department: David Bumann COMMENTS ATTACHED
04/29/2019

Laramie County does not maintain new public R/W’s. We agree that the new road shall
be dedicated to the public, however, the homeowner’s association will have to enter into
a road maintenance agreement approvable by County which delineates road surface
treatment frequency, collection/distribution of road maintenance funds, etc. for the long
term life of the road.

Environmental Health Department: Roy Kroeger COMMENTS ATTACHED
04/26/2019
Laramie County Small Wastewater System Regulations

A DEQ Subdivision review shall be completed prior to the issuance of any small
wastewater system permit. Provide the Health Department a copy of the report.



A small wastewater system permit shall be obtained for each lot.

A 10’ deep site hole and percolation test shall be performed on each lot prior to
application for the small wastewater permit.

No small wastewater system shall be located within 50’ of the property line or drainage.

Planners: Nancy Trimble COMMENTS ATTACHED 04/30/2019

Clerical corrections required on the plat include:

1) Centerline curve table at top-left of plat - correct road name to “Corbin James Trail”.
2) General Note 8 - correct road reference to (Corbin James Trail), and remove
language “and maintained by Laramie County”. Refer to County Public Works
comments.

3) Year referenced in “APPROVAL” block should be changed to “2019”.

The following PDP approval recommendations provided by the Planning Commission
on October 25, 2018 have not been satisfied with the subdivision permit & plat
submittal:

1. Evidence of submittal of the Chapter 23 Study to DEQ shall be provided with the
subdivision permit & plat application.........

2. A letter from a certified engineer stating that no additional drainage easements are
required on the plat shall be provided with the subdivision permit and plat application.
3. The plat shall indicate that any new ROW shall be dedicated to the public and
privately maintained.

Planners: Cambia McCollom COMMENTS ATTACHED 04/22/2019

The street name Corbin James Trl should be sufficiently unique.

Is access for Tracts 46 & 47 to be restricted solely to Cougar LN and not to the
“‘Unnamed Road” to the South?

State Engineer’s Office:

1. If any new wells are proposed, they must be constructed in accordance with the
State Engineer’s Office Rules and Regulations, Part lll, 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 that there are no subject existing water rights of
record that attach to the subdivision lands. If this is the case, further action on the part




of the subdivider or his agent in addressing Wyoming Statute 18-5-306 (a) (xi) would not
be required.

AGENCIES WITH NO COMMENT:
County Assessor

County Real Estate Office

Sheriff’s Office

AGENCIES WITH NO RESPONSE:
County Attorney

County Treasurer

County Conservation District
Wyoming DEQ

Wyoming Game & Fish

US Post Office

Combined Communications Center
Emergency Management

Fire District No. 10

High West Energy

CenturyLink

Rockies Express Pipeline

Building Dept.

Laramie County Weed & Pest




State Engineer’s

GOVERNOR

Ofﬁce PATRICK TYRRELL

STATE ENGINEER

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

April 15,2019

Laramie County Board of Commissioners
309 W. 20™ Street
Cheyenne, WY 82001

RE: Willadsen Estates 2nd Filing Subdivision, Laramie County, WDEQ Application #19-098
Dear Commissioners:

The State Engineer’s Office — Ground Water Division received application material related to the
Willadsen Estates 2nd Filing 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).

The proposed subdivision is to be located in parts of the E}2E}: of Section 19 and W'2W % of Section 20,
T13N, R69W, Laramie County, Wyoming. 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 111, 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 that there are no subject existing water rights of record that attach to
the subdivision lands. If this is the case, further action on the part of the subdivider or his agent in
addressing Wyoming Statute 18-5-306 (a) (xi) would not be required.

Surface Water Ground Water Board of Control
(307) 777-6475 (307) 777-6163 (307) 777-6178



In summary, the State Engineer’s Office is generally supportive of approving the development of the
proposed action.

In all correspondence regarding this application, please reference “State Engineer Subdivision Review
Number 2019-14-27,

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:  Paul Lohman, P.E., Southeast District Engineer, DEQ, 200 West 17th Street, Cheyenne, WY 82002
Lisa Lindemann, Administrator, Ground Water Division
Lee Arrington, Administrator, Surface Water Division
Cheryl Timm, Administrator, Board of Control Division
Brian Pugsley, Superintendent, Water Division I
Adam Skadsen, Hydrographer/Commissioner, Water Division I, District 1
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RESOLUTION NO.

A RESOLUTION TO APPROVE A SUBDIVISION PERMIT AND PLAT FOR
WILLADSEN ESTATES, 2NP FILING,
LOCATED IN A PORTION OF THE E1/2 E1/2, SECTION 19,
AND A PORTION OF THE W1/2 W1/2, SECTION 20, T.13N., R.69W.,
OF THE 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 and plat is in accordance with section 2-1-101 (a-€) of the
Laramie County Land Use Regulations; and

WHEREAS, this resolution is the subdivision permit for Willadsen Estates, 2" Filing.

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 is in conformance with section 2-1-101 (a-¢) of the Laramie County
Land Use Regulations.

and the Board approves the Subdivision Permit and Plat for Willadsen Estates, 2" Filing
with no conditions.

PRESENTED, READ AND ADOPTED THIS DAY OF

, 2019.

LARAMIE COUNTY BOARD OF COMMISSIONERS

Linda Heath, Chairman

ATTEST:

Debra K. Lee, Laramie County Clerk

Reviewed and approved as to form:

C )
e Dl

Mark T. Voss, Laramie County Attorney





