
                    
 
 
 

 
 
 
 
 

AGENDA 
Natrona County Planning Commission 
Monday, August 10, 2020 – 5:30 P.M. 

District Courtroom #1, 200 North Center St., Casper, WY  82601 
 

 
RECOMMENDATIONS BY THE PLANNING COMMISSION ON ITEMS 2-4 ON THIS AGENDA MAY BE 
CONSIDERED BY THE BOARD OF COUNTY COMMISSIONERS AT ITS MEETING SEPTEMBER 1, 
2020 AT 5:30 P.M. 
 
1.   Approval of the July 14, 2020 Planning Commission meeting minutes. 
 
2. CUP20-7 – Land reclamation and drainage improvements not associated with a building 

permit at 3946 Douglass Rd.  
  

3. VC20-2 – A variance request to reduce the minimum lot size in the Urban Agriculture district 
to 8.96 acres to correct the easement and right-of-way for Enberg Rd. 

 
4.   TA20-1 – Request to add regulations for Utility Scale Solar Energy System to the 2000 

Zoning Resolution as Chapter 7, Section 21.   
 
RECOMMENDATIONS BY THE PLANNING COMMISSION ON ITEM 5 FROM THIS AGENDA MAY BE 
CONSIDERED BY THE BOARD OF COUNTY COMMISSIONERS AT ITS MEETING SEPTEMBER 15, 
2020 AT 5:30 P.M. 
 
5.  ZC20-2 - A request to change the zoning district classification of 43 acres, from Ranching, 

Agricultural, and Mining (RAM) to Urban Agriculture (UA). 
 

---PUBLIC COMMENT--- 
 
6. “Public Comment” is a time when citizens may bring forth items of interest or concern that 

are not on the agenda.  Please note that no formal action will be taken on these items 
during this time, due to the open meeting law provision.  However, they may be scheduled 
on a future posted agenda, if action is required. 

 
ADA Compliance: Natrona County fully subscribes to the provisions of the Americans with 
Disabilities Act. If you desire to attend this public meeting and are in need of special 
accommodations, please notify the Natrona County Development Department at (307) 235-
9435 so that appropriate auxiliary aids and services are available.  

NATRONA COUNTY 
  

Development Department 
200 North Center Street, Room 202 

Casper, WY 82601 
 
 
 
 



 

 
 
 
 
 
 

MINUTES OF THE 
NATRONA COUNTY PLANNING COMMISSION 

July 14, 2020 
 

MEMBERS PRESENT: Jim Brown, Bob Bailey, Tom Davis and Hal Hutchinson 
 
MEMBERS ABSENT: Harold Wright 
             
STAFF MEMBERS PRESENT: Jason Gutierrez, Trish Chavis and Peggy Johnson 
 
OTHERS PRESENT: None 
  
Vice Chairman Brown called the meeting to order at 5:30 p.m. 
 
ITEM 1 
Bailey moved and Davis seconded a motion to approve the May 12, 2020 meeting minutes as presented.  
Motion carried unanimously.    
 
ITEM 2 
Vice Chairman Brown opened the hearing for PS20-2 – a request to subdivide a 5.04-acre parcel of land 
into 2 lots to be known as Zero Road Industrial Park, Lots 3A & 3B.  This parcel currently has 2 buildings 
addressed as 1014 & 1028 N. Robertson Road. 
 
Gutierrez gave the staff report. Staff proposes a motion and vote by the Planning and Zoning Commission 
to recommend approval of the requested subdivision and incorporate by reference the findings of fact in 
the staff report and the public hearing. 

 
Those speaking in favor – None 
 
Those speaking in opposition - None 
 
Hutchinson made a motion to recommend approval of PS20-2 by the Board of County Commissioners 
including the findings of fact as presented by staff.  Bailey seconded the motion.   
 
Motions carried unanimously.    
  
ITEM 3 
Vice Chairman Brown opened the hearing for CUP20-3 – A Conditional Use Permit (CUP) by Union 
Wireless/Hemphill for an 84-foot self-supporting communication tower on an existing site located at 
56252 W. US Highway 20-26.  Applicant is requesting 100-feet to include all appurtenances.  This location 
is approximately 4 miles west of Hiland. 
 

NATRONA COUNTY 
 

Development Department 
200 North Center Street, Room 202 

Casper, WY 82601 
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Gutierrez gave the staff report. Staff proposes a motion and vote by the Planning and Zoning Commission 
to recommend approval of the requested Conditional Use Permit and incorporate by reference the 
findings of fact in the staff report and the public hearing. 
 
Those speaking in favor – None 
 
Those speaking in opposition - None 
 
Bailey made a motion to recommend approval of CUP20-3 by the Board of County Commissioners 
including the findings of fact as presented by staff.  Davis seconded the motion.   
 
ITEM 4 
Vice Chairman Brown opened the hearing for CUP20-4 – A Conditional Use Permit (CUP) by Union 
Wireless/Hemphill for an 84-foot self-supporting communication tower on an existing site located at 
15303 Arminto Rd.   Applicant is requesting 100-feet to include all appurtenances.   
 
Gutierrez gave the staff report. Staff proposes a motion and vote by the Planning and Zoning Commission 
to recommend approval of the requested Conditional Use Permit and incorporate by reference the 
findings of fact in the staff report and the public hearing. 
 
Discussion between Planning Commission and Declan Murphy, applicant, via phone. 
 
Those speaking in favor – None 
 
Those speaking in opposition - None 
 
Bailey made a motion to recommend approval of CUP20-4 by the Board of County Commissioners 
including the findings of fact as presented by staff.  Davis seconded the motion.   
Motions carried unanimously.    
 
ITEM 5 
Vice Chairman Brown opened the hearing for CUP20-5 – A Conditional Use Permit (CUP) by Union 
Wireless/Hemphill for an 84-foot self-supporting communication tower on an existing site located at 
21755 State Highway 220. Applicant is requesting 100-feet to include all appurtenances.  This location is 
east of Highway 220 and north of Grey Reef Rd. 
 
Gutierrez gave the staff report. Staff proposes a motion and vote by the Planning and Zoning Commission 
to recommend approval of the requested Conditional Use Permit and incorporate by reference the 
findings of fact in the staff report and the public hearing. 
 
Those speaking in favor – None 
 
Those speaking in opposition - None 
 
Bailey made a motion to recommend approval of CUP20-5 by the Board of County Commissioners 
including the findings of fact as presented by staff.  Hutchinson seconded the motion.   
Motions carried unanimously.    
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Public Comment – None 
  
Meeting adjourned at 6:08 p.m.  
 
 
_________________________________________ 
Jim Brown, Vice Chairman 
Natrona County Planning and Zoning Commission 
 
 
_________________________________________ 
Tracy Good 
Natrona County Clerk 
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AMENDMENT TO THE TEXT  

OF 

THE 2000 ZONING RESOLUTION 

_____________________________________________________________________________________ 

TA20-01 

Staff Report: Trish Chavis 
July 8, 2020 

For  

August 10, 2020 
Planning and Zoning Commission 

And 

September 1, 2020 
Board of County Commissioner Meeting 

_____________________________________________________________________________________ 

Applicant:  Natrona County Development Department 

Request:  To add regulations for Utility Scale Solar Energy System to the 2000 Zoning Resolution as 
Chapter 7, Section 21.   

_____________________________________________________________________________________ 

Background 

Currently the zoning resolution does not contain regulations for Utility Scale Solar Energy Systems.  With 
construction and electrical requirements, for safety purposes, the staff of Natrona County Development 
Department would like to implement these regulations to allow the option to choose a cleaner, 
renewable, and non-polluting energy source.   

In 2018, Sweetwater County was the first county in the State to permit this type of system.  On June 2, 
2020, Natrona County became the second and this was done using emergency regulations. 

On January 7, 2020, the Board of County Commissioners approved Resolution No. 01-20 implementing 
emergency regulations relating to Utility Scale Solar Energy Systems.  These regulations were in effect for 
one-hundred twenty (120) days and were extended for an additional one-hundred twenty (120) days.  The 
emergency regulations are set to expire September 3, 2020 and cannot be extended again. 
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During the permitting process for Dinosolar, staff was able to use the emergency regulations and work 
with the applicant to find out what worked and what didn’t.  The setbacks became a topic of discussion.  
Staff did research and found that our regulations were some of the strictest, if not the most strict, in the 
U.S. 

All of the Counties, Cities, and Towns that were researched, varied between 30-feet and the 500-feet.  

Additionally, the fees that were associated with the application for the Utility Scale Solar Energy System 
did not match the amount of time and supplies that were used.  A Conditional Use Permit (CUP) 
application fee is $300, with a Communication Tower CUP being $1,000.  The $300 fee associated with 
processing the Dinosolar application (1,528 letters and postage, legal notices, public meetings, open 
houses, etc.) were not adequate. 

There were also legislative changes that became effective July 1, 2020, those changes have been 
incorporated into this amendment. 

_____________________________________________________________________________________ 

Proposal 

Incorporate Utility Scale Solar Energy System as Chapter 7, Section 21 of the zoning resolution.  Please see 
the attachment for full proposal. 

_____________________________________________________________________________________ 

Proposed Motion 

Staff proposes a motion and vote to recommend approval of the requested Text Amendment by the Board 
of County Commissioners. 
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Utility Scale Solar Energy System Regulations DRAFT 06-23-2020 

Section 21.  Natrona County Utility Scale Solar System Regulations 

a. Introduction 

A Utility Scale Solar System (Solar Farm) is a commercial facility that converts sunlight into 
electricity, whether by photovoltaics (PV), concentrating solar power (CSP), or other solar conversion 
technology, for the primary purpose of wholesale sales of generated electricity.     

b. Design Standards 

1. Utility Scale Solar System shall be enclosed by perimeter fencing to restrict unauthorized 
access. 
 

2. All Utility Scale Solar Systems shall comply with the National Electrical Code, current 
edition and applicable ICC Codes.  In addition, all solar energy components shall comply 
with the standards of the Wyoming Department of Fire Prevention and Electrical Safety. 
 

3. All Utility Scale Solar Energy Systems shall not exceed twenty five feet in height. 
 

4. All Utility Scale Solar Energy Systems that are proposed within the Growth Management 
Area shall be sent to the corresponding municipality for review and comment. 
 

5. On-site power lines shall be placed underground. 
 

6. Greater Sage Grouse Areas.  No Utility Scale Solar Energy System shall be located within 
the Greater Sage Grouse Core Areas as defined by Governor Order 2011-5 or as amended, 
or Sage Grouse Priority Habitat and Focal Areas as defined by the BLM approved Resource 
Management Plan Amendment for Greater Sage Grouse.  When the Governor’s Sage 
Grouse Executive Order and the BLM approved Resource Management Plan amendment 
for Greater Sage Grouse conflict the more restrictive of documents shall apply. 
 

7. Wildlife.  Utility Scale Solar Energy Systems shall incorporate wildlife requirements 
imposed by Wyoming Game & Fish, United States Fish and Wildlife service and other 
governing state and federal agency. 
 

7.8. Evidence of compliance with any additional rules and regulations.  Any applicable FAA, 
FCC, Industrial Citing (W.S. 35-12-101 et.seq.), etc. 

c. Site Management 

1. Drainage from the site shall not adversely affect upstream and downstream properties. 
 

2. Shall avoid soil erosion and controlled runoff.  Disturbance and construction on the 
erodible soils and slope shall be avoided. 
 

3. Dust control within all phases of the project is mandatory by means acceptable to Natrona 
County and WDEQ. 
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4. Noxious Weed and Invasive Species control, as defined by Wyoming Statutes, except 

where rules are superseded by a governing agency, shall be required in all phases of the 
solar project.   Invasive species, as defined by Natrona County Weed and Pest, shall be 
controlled in all phases of the solar project. 
 

5. Damage to existing vegetation shall be minimized.  Disturbed areas shall be reseeded in 
accordance with WDEQ regulations and the reclamation plan approved by the Board, 
except where rules are superseded by a governing agency. 

d. Visual Appearance 

1. Utility Scale Solar System buildings and accessory structures shall, to the extent 
reasonably possible, use materials, colors, and textures that will blend the facility into the 
existing environment. 
 

2. Appropriate landscaping and/or screening material may be required to help screen the 
project area. 
 

3. No Utility Scale Solar Energy System shall be placed such that concentrated solar glare 
projects onto adjacent properties or roadways within 1-1/4 mile of the project site. 
 

4. Solar panels shall not be placed in the vicinity of any airport in a manner that would 
interfere with the airport flight patterns.  Acknowledgement of approval from the Federal 
Aviation Administration (FAA) will be necessary. 
 

5. Lighting of the Utility Scale Solar Energy System and accessory structures shall be limited 
to the minimum necessary and full cut-off lighting (e.g. dark sky compliant) may be 
required when determined necessary to mitigate visual impacts. 
 

5.6.  The facility shall have no advertising or promotional lettering beyond the manufacturer’s 
or the applicant’s logo. 

e. Setbacks 

1. Utility Scale Solar Energy System structures shall be setback from all property lines and 
public rights-of-way at least fifty feet.  Additional setback may be required to mitigate 
noise and glare impacts, or to provide for designated road or utility corridors, as identified 
through the review process.  Utility Scale Solar Energy System structures shall be setback 
a minimum of 1.25 miles from any residentially zoned properties or residences not 
associated with this permit. 
 

2. Solar panels will be kept at least five hundred feet from a residential zoning district and 
one hundred fifty feet from an existing residence not within a residential zoning district.ce 
that is on the same lot associated with this permit. 

f. Decommissioning 
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1. Utility Scale Solar Energy Systems which have not been in active and continuous service 
for a period of one year shall be removed at the owner’s or operator’s expense. 
 

2. The site shall be restored in accordance with the approved reclamation plan within six 
months of the removal. 
 

3. Unless exempt by the Public Service Commission, proof of financial assurance for 
complete decommissioning and site reclamation shall be provided in accordance with 
WECS regulations. 

g. Application Requirements 

 To obtain the permit required by W.S. 18-5-502, the owner or developer of a facility shall 
submit an application to the Board of County Commissioners.  The application shall: 

1. Have signatures from all surface property owners upon which the Utility Scale Solar 
Energy System will be located shall be submitted on the application. 
 

2. Provide evidence that reasonable efforts have been made to provide notice in writing to 
all owners of land within one (1) mile and all cities and towns located within twenty (20) 
miles of the facility.  Notice shall include a general description of the project including its 
location, projected number and capacity of solar energy facilities, likely routes of ingress 
and egress and likely location of electric transmission and other facilities. 
 

3. General Scope.  Relevant information on the project including general location of the 
project, timeframe for construction including the schedule for phasing, project life, 
markets for the electricity produced and status of power purchase agreement. 
 

4. Public Utility Information.  Documentation that the proposed Utility Scale Solar Energy 
System is owned or operated by the Public Utility and subject to the requirements of the 
Public Service Commission, if applicable. 
 

5. Summary of the Utility Scale Solar Energy System.  Provide a description of the project 
including its total nameplate generating capacity and a nameplate capacity for each 
module, the equipment manufacturer, types of solar modules, complete component list 
of the system, number of solar arrays, the maximum solar energy system height, and the 
distance between the ground and the top of the solar array. 
 

6. Social and Economic Report.  The social and economic reporting requirements shall 
include the following:  

a. The estimated amount of property, sales, and other taxes to be generated by the 
project in Natrona County. 

b. Estimated local expenditures of construction materials in Natrona County. 
c. The estimated number of construction jobs and estimated construction payroll.  

Estimated number of local construction job opportunities. 
d. Estimate the construction workforce spending in Natrona County. 
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e. Estimate the number of permanent jobs and estimated continuing payroll. 
 

7. Drawings, prepared by a qualified professional Licensed in the State of Wyoming, 
prepared to a suitable scale on 24”X36” sheets. 

a. Utility Scale Solar Energy Systems boundary lines and property lines shall be 
shown. 

b. Legal description of the project boundary. 
c. All existing and proposed structures, rights-of-ways, utility easements, and above 

and below ground facilities and utilities within the project scale. 
d. All proposed and existing public and private access roads and turnout locations 

including dimensions. 
e. Topographic line showing the existing topography of the project and surrounding 

area. 
f. Fencing detail. 
g. A complete electrical layout of the entire system including substations, 

transmission collector, and gathering lines and other ancillary facility 
components. 
 

8. Drainage, Erosion, Dust Control, Grading and Vegetation Removal Plan prepared by a 
Wyoming Licensed Engineer which includes the following: 

a. Existing and proposed contours. 
b. Existing wetlands and floodways. 
c. Water management structures. 
d. Drainage flow direction. 
e. Effect on downstream and upstream properties. 
f. Erosion mitigation and runoff control. 
g. Dust control plan. 

 
9. Waste Management Plan.  A waste management plan that includes the inventory of 

estimated solid wastes to be generated and a proposed disposal program for the 
construction, operation and eventual decommissioning of the proposed facility Utility 
Scale Solar Energy System. 
 

10. Reclamation and Decommissioning Plan.  Describe the decommissioning and final land 
reclamation to be followed after the anticipated useful life, or abandonment or 
termination of the project, including evidence of proposed commitments with affected 
parties (county, any lessor or property owner, etc.) that ensure proper final reclamation 
of the solar energy system. 
 

11. Environmental Analysis.  In the absence of a required state or federal agency environment 
review for the project (e.g. NEPA), the Commission and Board may require and 
environmental report in accordance with the WECS regulations prepared by a licensed 
professional. 
 



5 
Utility Scale Solar Energy System Regulations DRAFT 06-23-2020 

12. Visual Impacts, Appearance, and Scenic Viewsheds.  Potential visual impacts may be 
caused by components of the project such as mirrors, solar towers, cooling towers, steam 
plumes, above ground electrical lines, accessory structures, access roads, utility trenches 
and installations, and alteration to vegetation.  Those projects that are within sensitive 
viewshed, utilize reflective components (e.g., exposed mirrors), shall provide a viewshed 
analysis of the project, including visual simulations of the planned structures.  The number 
of visual simulations shall be sufficient to provide adequate analysis of the visual impacts 
of the proposal, which shall be from no less than ten vantage points that together provide 
a view from all sides of the project.  The County may require analysis from significantly 
more vantage points, such as different distances and sensitive locations. 
 

13. The applicant shall provide an analysis from solar glare hazard analysis software for PV 
systems that provide a quantified assessment of when and where glare will occur 
throughout the year onto nearby properties and public roadways.  If glare is predicted, 
the applicant shall provide mitigation measures to address the impacts of solar glare.  
Mitigation measures may include and are not limited to textured glass, antireflective 
coatings, screening, and angling of solar PV modules in a manner that reduces glare to 
surrounding land uses. 
 

14. A traffic study if deemed necessary by the Development Department. 
 

15. Provide evidence sufficient for the Board of County Commissioners to determine if the 
proposed facility has adequate legal access.  The application shall describe how private 
roadways within the facility will be marked as private roadways and shall acknowledge 
that no county is required to repair, maintain or accept any dedication of the private 
roadway to the public use. 
 

16. Transportation Plan for Construction and Operation Phases.  Indicate by description and 
map what roads the project will utilize during the construction and 
operation/maintenance phases of the project, along with their existing surface and 
condition.  Specify any new road and proposed upgrade or improvements needed to the 
existing road system to serve the project.  If significant impacts to the transportation 
system are anticipated, the County may require financial guarantees to ensure proper 
repair/restoration of roadways or other infrastructure damaged or degraded during 
construction to dismantling of the project. 
 

17. Notice of Mineral Rights.  Applicant(s) shall certify that notice has been provided to the 
record owners and claimants of mineral rights located on or under the lands where the 
proposed Utility Scale Solar Energy System facility will be constructed.  Such notice shall 
contain the location of the proposed project, underground wiring and may include notice 
by publication.  The certification of notice shall be provided with the application.  The 
notice shall comply with all standards and requirements adopted by the Wyoming 
Industrial Siting Council. 

h. Hearing, public comment, findings necessary: 
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 Any Board of County Commissioners receiving an application to permit a facility shall hold 
a public hearing to consider public comment on the application no less than forty-five (45) 
days and not more than sixty (60) days after determining that the application is complete.  
Written comment on the application shall be accepted by the Board of County Commissioners 
for not less than forty-five (45) days after determining that the application is complete. 

 Within forty-five (45) days from the date of completion of the hearing, the Board shall 
make complete findings, issue an opinion, render a decision upon the record either granting 
or denying the application and state whether or not the applicant has met the standards 
required.  The Board shall grant a permit if it determines that the proposed facility complies 
with all standards properly adopted by the Board of County Commissioners. 

i. Fees: 

       The fee for a Utility Scale Solar Energy System Conditional Use Permit shall be $2000.00 for 
the processing, consideration and conducting of public hearings. 

J. Revocation or suspension of permit: 

     A permit may be revoked or suspended for violations pursuant to W.S. 18-5-511.  

 k. Penalties for violations: 

  Penalties under this chapter will be subject to W.S. 18-5-512. 

l. Definitions: 

Array.  A group or arrangement of individual modules or panels. 

Concentrating solar power (CSP) plants use mirrors to concentrate the sun's energy to drive 
traditional steam turbines or engines that create electricity. The thermal energy 
concentrated in a CSP plant can be stored and used to produce electricity when it is needed, 
day or night. 

Nameplate Capacity. The maximum amount of electric energy that a generator can produce 
under specific conditions, as rated by the manufacturer 

 
Photovoltaic (PV) System.  A system composed of one or more solar panels combined with 
an inverter and other electrical and mechanical hardware that uses energy from the Sun to 
generate electricity. 

 
Solar Module.  Also called solar panels, a solar module is a single photovoltaic panel that is 
an assembly of connected solar cells. The solar cells absorb sunlight as a source of energy to 
generate electricity. An array of modules are used to supply power to buildings 

 
Utility Scale Solar System (Solar Farm).  A commercial facility that converts sunlight into 
electricity, whether by photovoltaics (PV), concentrating solar power (CSP), or other solar 
conversion technology, for the primary purpose of wholesale sales of generated electricity.     

  



ZC20-2 Zone Change        RAM to UA 

For Taylor Cook & Kay Page will be 
considered at the September 15, 2020 
Board of County Commissioner meeting. 























REQUEST FOR A ZONE MAP AMENDMENT 
_____________________________________________________________________________________ 

ZC20-2 
STAFF REPORT:  Trish Chavis 

July 8, 2020 
For 

August 10, 2020 
Planning and Zoning Commission 

And 
September 15, 2020 

Board of County Commissioner Meeting 

_____________________________________________________________________________________ 

Applicant:   Taylor Cook and Kay Page 

Request:  To change the zoning district classification for approximately 43 acres, from Ranching, 
Agricultural, and Mining (RAM) to Urban Agriculture (UA). 

_____________________________________________________________________________________ 

Location and Zoning 

The property is located in a portion of the N/2 NE: Section 17, Township 33 North, Range 81 West of the 
6th Principle Meridian, Natrona County, Wyoming.  The parcel is located roughly ½ mile west of Poison 
Spider School and south of Poison Spider Road.  This parcel is more commonly referred to as 2922 & 
2942 Phillips Ln. 

The parcel is currently zoned Ranching, Agricultural, and Mining (RAM).  Zoning to the north is RAM, East 
is UA, south is RAM, and west is RAM. 

_____________________________________________________________________________________ 

Background 

There have been three previous attempts to rezone parcels in this area; each application was to change 
the zoning classification from Ranching, Agricultural, and Mining (RAM) to Urban Agriculture (UA).  The 
first was in 2010 and failed to proceed to the Board of County Commissioners.  The second was in 2011 
and was denied by the Planning Commission and failed to proceed to the Board of County 
Commissioners.  The third attempt was in 2012 and was denied by the Board of County Commissioners. 

In 2016 a request was made to change the zoning to Suburban Residential One (SR-1).  This application 
was withdrawn prior to the Planning Commission meeting. 

In 2019, an additional application for 20 acres was requested to go from RAM to UA.  It was approved by 
both the Planning Commission and the Board of County Commissioners. 

____________________________________________________________________________________ 



General Standards  
For  

Zone Map Amendments 

Definition:  An applicant must demonstrate that at least one of the following criteria is met for the 
approval to be consistent with the Zoning Resolution:  
 

1) Is necessary to come into compliance with the Natrona County Development Plan.  
2) Existing zoning of the land was the result of a clerical error.  
3) Existing zoning of the land was based on a mistake of fact.  
4) Existing zoning of the land failed to take into account the constrains on development 

created by the natural characteristics of the land, including but not limited to, steep slopes, 
floodplain, unstable soils, and inadequate drainage.  

5) The land or its surrounding environs has changed or is changing to such a degree that it is in 
the public interest to encourage a redevelopment of the area or to recognize the changed 
character of the area. 

6) Proposed rezoning is necessary in order to provide land for a community need that was not 
anticipated at the time of adoption of the Natrona County Development Plan. 

The applicant is seeking the Zone Map Amendment under Criteria #1 & 6.  (Applicant statement below) 

These two criteria are addressed together as they are closely related and the application easily meets 
both these criteria. 

The area in which the subject property is located has changed and will continue to change as people of 
Casper and those moving here buy up west side properties.  There is a need for these smaller lots west of 
Casper, particularly in the area of the subject property because of municipal water, easy access to 
Casper, good soil, and in some cases irrigation rights.  Many homeowners want smaller rural properties 
and for these reasons choose the west side of Casper to locate their homes.  The demand for small rural 
properties is strong on the west side of Casper and it does not appear that the zoning adequately 
accommodates this need. 

The recent subdivision on 8 Mile Road is proof of the high demand.  There were approximately 9 lots of 
approximately 12 to 15 acres in size that sold within the first year of being formed.  Some of these homes 
were in the price range of half million dollars. 

The area in which the subject property is located also has abundant municipal water supply, provided by 
Poison Spider Water District.  In fact, the Phillips Lane area in which the subject parcel is located has a 
recently installed 8” municipal water main that will provide water to an additional 65 to 114 homes.  This 
water project contemplated and accommodated substantial growth and development in the area.  The 
Natrona County Commissioners have also seen an increase in use of Zero Road which serves as the main 
access to the subject property and its neighbors.  Natrona County has accommodated this increase in use 
and expected future use by paving a large portion of Zero Road. 

The Poison Spider School provides primary education for the subject and surrounding properties.  It is 
located less than a mile away from the subject property.  The school was recently replaced and this 
replacement allows the school district to accommodate the increasing number of students attending the 
school from the development surrounding the subject parcel. 



The zone change will not result in spot zoning, as the subject is contiguous with property that is already 
zoned UA.  It merely conforms the zoning on this parcel to the pre-existing smaller lot sizes of it and 
neighboring properties.  A parcel to the north was recently zoned RAM to UA. 

The subject property is located in Area F of the 2016 Natrona County Development Plan.  The 
recommended land use for communities in Area F includes “low density residential development.”  The 
proposed zone change promotes the goal of low-density residential land use on and around the subject 
property, which is located in an existing subdivision.   

The properties within the proposed zone amendment are currently surrounded on all sides by parcels 
that fit more in UA than they do RAM. 

Given all of the above, the proposed zone change will serve the properties in the area, the goals of 
Natrona County Development Plan, and help fulfill the need for these kinds of parcels in west Casper.  We 
respectfully request that the proposed zone change be approved. 

Staff finding of fact:  The 2016 Development Plan for Natrona County was adopted on July 5th, 2016.  
The recommendation for this area is to have low-density residential development with the zoning being 
RAM and Urban Agriculture.  Low density shall be based on a maximum of 1 unit per 5 acres. 

The subject parcel is adjacent to land already zoned Urban Agriculture and shall not be considered a 
spot zone. 

The addition of a new school and municipal water line support future growth of low density residential 
uses. 

The zone change is supported by the Development Plan and the Zoning Resolution. 

_____________________________________________________________________________________ 

Public Comment 

As of the date of this staff report, 1 written comment in opposition has been received. 

Staff sent the public notice to 14 neighbors within ½ mile. 

_____________________________________________________________________________________ 

Recommendation 

Staff proposes a motion and vote by the Planning Commission to recommend approval by the Board of 
County Commissioners on the proposed zone change from Ranching, Agricultural, and Mining (RAM) to 
Urban Agriculture (UA). 

Staff also recommends that the motion incorporate by reference the findings of fact set forth herein and 
make them a part thereof. 
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