
                    
 
 
 

 
 
 
 
 

AGENDA 
Natrona County Planning Commission 
Tuesday, August 11, 2020 – 5:30 P.M. 

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

ITEMS ON THIS AGENDA ARE SUBJECT TO A SECOND PUBLIC HEARING BEFORE THE BOARD OF 
COUNTY COMMISSIONERS FOR FINAL ACTION.  RECOMMENDATIONS BY THE PLANNING 
COMMISSION ON ITEMS FROM THIS AGENDA MAY BE CONSIDERED BY THE BOARD OF COUNTY 
COMMISSIONERS AT ITS MEETING AUGUST 18, 2020 AT 5:30 P.M. 
 
1.   VC20-3 – A variance request to reduce the eastern setback from twenty-five (25) feet to 

twenty-feet (20) to allow for a 2020’ 15’x32’ park model home. 
  

2. CUP20-6 – Request by WYDOT/WyoLink to construct a 105-foot tower for public safety 
communication, supporting police and fire communications for the State.  The tower will be 
located one-mile east of Pathfinder Road. 

 
3.   ZC20-1 - A request to change the zoning district classification from Urban Mixed Residential 

(UMR) to Rural Residential One (RR-1) for 16 lots in Schlager, Dobos and Kuhn Subdivisions. 
 

 
---PUBLIC COMMENT--- 

 
4. “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 
 
 
 
 

http://www.natronacounty-wy.gov/
http://www.natronacounty-wy.gov/
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VARIANCE REQUEST 
VC20-3 

STAFF REPORT:  Trish Chavis 
July 8, 2020 

FOR 

August 11, 2020 
Planning & Zoning Commission 

&  

August 18, 2020 
Board of County Commissioner 

_____________________________________________________________________________________ 

Applicant: Jerry and Cheri Cook 

Request: A variance request to reduce the eastern setback from twenty-five (25) feet to twenty (20) 
feet to allow for a 2020 15’x32’ park model home. 

_____________________________________________________________________________________ 

Location & Zoning 

The lease is for Lot 76 of the Alcova Lake Trailer Park.  The park is northwest of Alcova Marina and is 
addressed as 24000 Lakeshore Dr. 

The park itself is zoned Mobile Home (MH). 
 -North and south is RAM, east is PUD, and west is UR. 

_____________________________________________________________________________________ 

Background 

The County is under contract with the Bureau of Reclamation for the management, development, 
operation and maintenance of recreation and related improvements and facilities at Alcova Reservoir.  
The lots at Alcova Lake Trailer Park are leased to individuals for their use by Natrona County Parks 
Department.   

The Alcova Lake Trailer Park is located in the Mobile Home Zoning District with setbacks being: 
• 25-feet adjacent to all public roads; 
• 8-feet adjacent to private roads; 
• 15-feet between mobile homes; 
• 5-feet from the perimeter property line. 

The interior park roads are private roads with Lakeshore Drive being a public road. 

_____________________________________________________________________________________ 
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Criteria for Variance 

When acting upon a variance, the Board shall be guided by the Intent and Purpose as well as the Goals 
and Policies of the Zoning Resolution.  In addition, the Board shall require showings concerning ALL of 
the following: (See application for applicant response) 

1. Are there exceptional or extraordinary circumstances and conditions, applicable to the property 
involved and literal application of this Resolution to the applicant’s property that will result in 
“unnecessary hardship”? 

The mobile home that was on this lot was a 12’x45’ in a state of disrepair.  The home was 
removed and the property was cleaned up.  Lot 76 is a trapezoid shape with very limited space. 

The smallest standard park model available that could be found was a 15’x32’.  This size home 
would exceed the 25’ public road setback line in the zoning regulations by about 4.7-feet.  The 
other alternative would be to have a park model custom build, which would be very expensive 
and cost prohibitive. 

Proposed Finding of Fact.   
Lot 76 is below average in size when compared to the other lots within the park.  There are 
approximately 7 lots out of 160 that will not meet setbacks with a newer mobile home. 
 

2. Is the hardship is due to unique circumstances?  (This proof is considered crucial to the validity 
because it ensures that the Board does not rezone the area under the guise of the variance 
procedure.  The applicant has the burden of demonstrating that the difficulties facing him are 
different from those of his neighbors.) 

The Alcova Trailer Park is an array of undersized lots, but the public road setback of 25-feet 
imposed in the same as in a standard mobile home park.  Standard sized mobile home lots are 
normally much larger. 

Lot 76 is the last developed lot in the row and is used by the County for trash cans and utilities.  
Additionally, there are utility fixtures owned by the County on Lot 76, further limiting our ability 
to locate the home on the lot. 

Proposed Finding of Fact.   
There are 160 Lots at the Alcova Lake Trailer Park and approximately 7 lots are unique in their 
size when setbacks are applied.  The setbacks when applied to replacement mobile homes does 
make them virtually unusable without a variance. 
 

3. Will the variance authorize a use other than those uses specifically listed as permitted or 
conditional uses in the zoning district in which the variance is sought? 

The variance will only allow the utilization of the lot in accordance with the permitted uses under 
the existing zoning.   

Proposed Finding of Fact.   
The variance is for setback, not the use.  No other use would be authorized by this variance. 
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4. Will the variance result in a gain in use, service or income for the applicant to a greater extent 
than available to other landowners in the vicinity? 
 
The variance will allow this lot to be used in a manner consistent with the other lots in the area.  
The unique shape of this lot requires a variance in order to legally place this new home on the 
lot. 
 
Proposed Finding of Fact.    
The variance, if approved, would allow the applicant to use and enjoy their lot in a way other 
landowners currently are. 
 

5. Will granting the variance merely serve as a convenience for the applicant or is it necessary to 
alleviate a proven hardship? 

Without the variance, we will not be able to place our intended park model home on this lot.  We 
would then be limited to placing a travel trailer-type park model on the property, which would be 
much less durable, and less attractive. 

Proposed Finding of Fact.   
Granting the variance is necessary to alleviate a proven hardship.  Without a variance to the 
setbacks, the subject lot is not usable for a mobile home.   
 

6. Will granting the variance impair the use of adjacent property or alter the character of the 
neighborhood? 
 
The variance will not impair the use of adjacent property in any way.  The variance will allow us 
to use our property in a manner consistent with the use of other properties in the neighborhood 
as small residential vacation homes. 
 
Proposed Finding of Fact.   
The variance would not impair the use of adjacent properties or alter the character of the 
neighborhood.  The variance is only to allow the applicant to place their home 4’7” closer to the 
property line.  The home will still be over 20-feet away from the property line/Right-of-Way. 
 

7. Will granting the variance detrimentally affect the public health, safety, and welfare or nullify 
the intent and purpose of the Development Plan or this Resolution? 
 
The variance will not detrimentally affect the public health, safety or welfare.  The land is a 
residential area, and their goal is to place a residence on the lot. 
 
Proposed Finding of Fact.   
The previous mobile home on this lot was not within any of the setbacks and had become 
dilapidated.  The removal of the old home and replacement with a newer home is an 
improvement to the public health, safety, and welfare of the public.  
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_____________________________________________________________________________________ 

Public Comment  

As of the date of this staff report, there have no comments on this agenda item.   

_____________________________________________________________________________________ 

Proposed Motion 

Staff recommends a motion and vote by the Planning Commission to recommend approval of this 
Variance by the Board of County Commissioners and incorporate by reference all findings of fact set 
forth in this staff report. 
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and Zoning Commission and Board of County Commissioners shall require 
showings concerning all of the following:

1. The owner of record or contract purchaser has signed the application.

2. Granting the conditional use permit will not contribute to an 
overburdening of County Services.

3. Granting the conditional use will not cause undue traffic, parking, 
population density, or environmental problems.

4. Granting the conditional use permit will not impair the use of adjacent 
property or alter the character of the neighborhood.

5. Granting the conditional use permit will not detrimentally affect the 
public health, safety, and welfare, or nullify the intent of the 
Development Plan or the Zoning Resolution.

APPLICATION INSTRUCTIONS

This is an application for a conditional use permit for wireless telecommunication 
facilities on the parcel described hereon.  By completing the application form and 
providing the other requested information, your application will be acted upon in the 
fastest, fairest manner prescribed by law.  

Person preparing report:

Name: 

Address:

Phone Number: 

Property Owner:

Name: 

Mailing Address: 

Phone Number: 

Physical Address: 

Tax map parcel no:

Jeff Mock

PO Box 2023 Queen Creek, AZ. 85142

480-212-3183

Bureau of Land Management

2987 Prospector Dr. Casper, WY. 82604 

307-261-7600

TBD

30830110000100
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Address: 

Phone Number: 

Legal form (Corporation, LLC, etc.) 

If purchased tower, date of purchase: 

GPS coordinates of tower: 

Original Conditional Use Permit resolution number: 

Dated of original Conditional Use Permit:

Operator:

Name:

Address: 

Phone Number: 

Signatures

I (We) hereby certify that I (We) have read and examined this application and know the 
same to be true and correct to the best of my (our) knowledge.  Granting this request 
does not presume to give authority to violate or cancel the provisions of any other State 
or local laws.  Falsification or misrepresentation is grounds for voiding this request, if 
granted.  All information within, attached to or submitted with this application shall 
become part of the public record, except as modified by applicable regulations.  I (We) 
further understand that all application fees are non-refundable. By signing the 
application I am (We are) granting the Development Department access to our property 
for inspections.

Applicant: ________________________________ Date: __________________
(Signature)

Print Applicant Name: _____________________________________________

Owner: __________________________________ Date: ___________________
(Signature)

Print Owner Name: __________________________________________________

Name: 

Applicant:

Jeff Mock in care of WYDOT/WYOLINK

PO BOX 2023 Queen Creek, AZ. 85142

480-212-3183

N/A

TBD

42 31 55.68N, 106 48 51.57

WYDOT/WYOLINK

5300 Bishop Blvd. Cheyenne, WY. 82009

307-777-4756





Conditional Use Permit Responses – WYDOT /WYOLINK 
 
 
General Information 
 
1. The owner of record or contract purchaser has signed the application – Complete 

 
2. Granting the conditional use permit will not contribute to an overburdening of County Services. 

 
- this public safety communications site is non-habitable that will not overburden the County, with 

limited site visits by trained technicians.  
 

3. Granting the conditional use will not cause undue traffic, parking, population density, or 
environmental problems.  

 
- Once the communications site is complete, there will be minimal site visits per month to make 

sure the public safety network is working and optimized.  
 
4. Granting the conditional use permit will not impair the use of the adjacent property or alter the 

character of the neighborhood.  
 
- The size of the parent property is extremely large, and isn’t in close proximity to residential 

housing. There are also other communications towers in the area so this will not stick out as a 
stand-alone structure.  

 
5. Granting the conditional use permit will not detrimentally affect the public health, safety, and welfare, 

or nullify the intent of the Development Plan or the Zoning Resolution. 
 

- The addition of the proposed tower would not be damaging or inconsistent with the surrounding 
area.  The proposed tower is consistent with the intent of both the Development Plan and the 
Zoning Resolution. As well, the plan for this communications facility has been reviewed and 
approved by the Bureau of Land Management. Those requirements also include observance and 
compliance with wildlife and land management processes. Additionally, NEPA and SHPO studies 
have been completed and finalized. 
 
This site is being developed in partnership with Motorola Solutions who is an industry leader in 
telecommunications infrastructure development. The proposed tower and building are designed 
and purpose built for the intended purpose (public safety communications) and will be 
constructed in accordance with all TIA, EIA, ANSI, NEC, NFPA and FCC requirements as well as 
all applicable building, electrical and plumbing codes.   A complete and compiled reference of 
standards, used in development and construction requirements can be supplied upon request.  
With an approved CUP, the tower will comply with the Zoning Resolution and the Development 
Plan.  This site when constructed will provide wireless coverage to state and local government, 
public safety and E911 services. 
 

 
 
 
 



 
 
 
Site Plan 
 
 
Please provide the following with the site plan: 
 

o The Zoning District or designation in which the property is situated 
• Southern Natrona County, East of Alcova Reservoir, Alcova WY 82620 
• Natrona County 
• Alcova CD – T1 

 
o Size of the property stated both is square feet and lot line dimensions, and a diagram 

showing the location of all lot lines 
• Alcova CD  

• C1.1 
• C1.2 
• C2 

 
o The Location of nearest residential structure 

• Approximately 1.8 Miles 
• See attached image “Nearby Residential” 

 
o The Location, size, and height of all proposed and existing antennae and all appurtenant 

structures. 
• Alcova CD C-3 

 
o The Type, locations and dimensions of all proposed and existing landscaping, and fencing 

• Alcova CD C-13 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
Technical Information 
 
Please provide the following: 
 

o The number, type and design of the Tower(s) and Antenna(s) proposed and the basis for the 
calculations of the Tower’s capacity to accommodate multiple users; 

• Tower Design – See “467626-Sealed Drawing” 

• Tower Foundation Design based on Geo-Technical Report – See “Alcova Geo 
Report” 

 
o The make, model and manufacturer of the Tower and Antenna(s) 

• Tower - See “467626-Sealed Drawing 
• Antennas are VHF Sinclair SD214-SF2P2LDF Passive Intermodulation Distortion 

rated antennas – See “SD214” document 
o A description of the proposed Tower and Antenna(s) and all related fixtures, structures, 

appurtenances and apparatus, including height above pre-existing grade, materials, color 
and lighting 

• No lighting is included in this design 
• Alcova CD – C3 

o The frequency, modulation and class of service of radio or other transmitting equipment 
• FCC License – Listed as Government Agency Statewide 
• FCC License – WRFG720 
• Station Class – FB8 
• https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758 

o The actual intended transmission and the maximum effective radiated power of the Antenna(s) 
• Station Power – 100 Watts 
• Maximum ERP – 200 Watts 

 
o Direction of maximum lobes and associated radiation of the Antenna(s) 

• Intended/designed radiation is for an Omni Directional pattern 
o See document – “SD214”, page 2 for H-field pattern 
o Certification that the NIER levels at the proposed site are within the threshold 

levels adopted by the FCC in the form and format required by the County or its 
consultant 

 
o Certification that the proposed Antenna(s) will not cause interference with other 

telecommunications devices 
• Antennas are PIM rated 
• Motorola Solutions will comply with all FCC requirements and as such 

will not cause interference to other stations/services which are 
legitimately licensed, type accepted and installed in accordance with 
industry standards and guidelines. 

 
o A copy of the FCC license applicable for the intended use of the Wireless 

Telecommunications Facilities 

https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758


• https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4
255758 

• FCC License – See “Reference Copy” of FCC license attached 
 

o Certification that a topographic and geomorphologic study and analysis has been conducted 
and that taking into account the subsurface and substrata, and the proposed drainage plan, 
that the site is adequate to assure the stability of the proposed Wireless Telecommunications 
Facilities on the proposed site. 

• Geotechnical Report Attached – “Alcova Geo” 
o A written copy of an analysis, completed by a qualified individual or organization, to determine 

if the Tower or existing structure intended to support wireless facilities requires lighting under 
Federal Aviation Administration Regulation Part 
77. This requirement shall be for any new tower or for an existing tower or building where the 
application increases the height of the structure or building. If this analysis determines that the 
FAA must be contacted, then all filings with the FAA, all response from the FAA and any 
related correspondence shall be provided in a timely manner. 

● FAA Determination Letter Attached – See “FAA Determination Alcova” 
o In the case of a new Tower, a written report demonstrating its meaningful efforts to 

secure shared use of existing Tower(s) or the use of alternative buildings or other 
structures within the County. Copies of written requests and responses for shared 
use shall be provided to the County in the Application, along with any letters of 
rejection stating the reason for rejection. 

• The Wyoming Department of Transportation (Wyo-Link office) has 
engaged in discussions with Natrona County offering a collocate 
opportunity allowing for the relocation of the county's communication 
equipment.  This arrangement would permit the county to relocate their 
existing infrastructure from a commercial tower over to the new Wyolink 
tower site.  This would result in a significant cost saving to the county, as 
well as provide a much-improved operating platform; moving the existing 
equipment from an outdoor cabinet into a environmentally controlled 
shelter; with back-up power systems and a robust fiber optic network 
connection.  The new Wyo-Link tower and the sharing of infrastructure 
with the county, will greatly improve interoperable communications for 
first responders in their public safety mission.  

 
o Certification that the Telecommunication Facility, foundation, and attachments are 

designed and will be constructed to meet all local, County, State, and Federal 
structural requirements for loads, including wind and ice loads. 

• Standards and Codes – Alcova CD – 1.3 
• Tower Constructed to TIA-222-G – See “476626 Sealed Drawings”  

 
o Certification that the Wireless Telecommunication Facilities will be effectively 

grounded and bonded so as to protect persons and property and installed with 
appropriate surge protectors. 

• Site is designed to Motorola R56 and all related industry standards 
• See Alcova CD – Grounding Plan E-4 
• See Motorola R56 Compliance Audit Form 

 

https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758
https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758


Site Plan 
Please provide the following with the site plan: 
 

o The Zoning District or designation in which the property is situated 
• Southern Natrona County, East of Alcova Reservoir, Alcova WY 82620 
• Natrona County 
• Alcova CD – T1 

 
o Size of the property stated both is square feet and lot line dimensions, and a diagram 

showing the location of all lot lines 
• Alcova CD  

• C1.1 
• C1.2 
• C2 

 
o The Location of nearest residential structure 

• Approximately 1.8 Miles 
• See attached image “Nearby Residential” 

 
o The Location, size, and height of all proposed and existing antennae and all 

appurtenant structures. 
• Alcova CD C-3 

 
o The Type, locations and dimensions of all proposed and existing landscaping, and 

fencing 
• Alcova CD C-13 

 
Technical Information 
Please provide the following: 
o The number, type and design of the Tower(s) and Antenna(s) proposed and the basis for the 

calculations of the Tower’s capacity to accommodate multiple users; 
• Tower Design – See “467626-Sealed Drawing” 
• Tower Foundation Design based on GeoTechnical Report – See “Alcova Geo 

Report” 
 
o The make, model and manufacturer of the Tower and Antenna(s) 

• Tower  - See “467626-Sealed Drawing 
• Antennas are VHF Sinclair SD214-SF2P2LDF Passive Intermodulation 

Distortion rated antennas – See “SD214” document 
o A description of the proposed Tower and Antenna(s) and all related fixtures, structures, 

appurtenances and apparatus, including height above preexist-ing grade, materials, 
color and lighting 

• No lighting is included in this design 
• Alcova CD – C3 

o The frequency, modulation and class of service of radio or other transmitting 
equipment 

• FCC License – Listed as Government Agency Statewide 
• FCC License – WRFG720 
• Station Class – FB8 
• https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758 

o The actual intended transmission and the maximum effective radiated power of the 
Antenna(s) 

• Station Power – 100 Watts 
• Maxiumum ERP – 200 Watts 

 

https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758


o Direction of maximum lobes and associated radiation of the Antenna(s) 
• Intended/designed radiation is for  an Omni Directional pattern 
o See document – “SD214”, page 2 for H-field pattern 
o Certification that the NIER levels at the proposed site ar e within the 

threshold levels adopted by the FCC in the form and format required by the 
County or its consultant 

 
o Certification that the proposed Antenna(s) will not cause interference with 

other telecommunications devices 
• Antennas are PIM rated 
• Motorola Solutions will comply with all FCC requirements and as 

such will not cause interference to other stations/services which are 
legitimately licensed, type accepted and installed in accordance 
with industry standards and guidelines. 

 
o A copy of the FCC license applic able for the intended use of the Wireless 

Telecommunications Facilities 
• https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKe

y=4255758 
• FCC License – See “Reference Copy” of FCC license 

attached 
 

o Certification that a topographic and geomorphologic study and analysis has been 
conducted and that taking into account the subsurface and substrata, and the proposed 
drainage plan, that the site is adequate to assure the stability of the proposed Wireless 
Telecommunications Facilities on the proposed site. 

• Geotechnical Report Attached – “Alcova Geo” 
o A written copy of an analysis, completed by a qualified individual or organization, to 

determine if the Tower or existing structure intended to support wireless facilities 
requires lighting under Federal Aviation Administration Regulation Part 
77. This requirement shall be for any new tower or for an existing tower or building 
where the application increases the height of the structure or building. If this analysis 
determines that the FAA must be contacted, then all filings with the FAA, all response 
from the FAA and any related correspondence shall be provided in a timely manner. 

● FAA Determination Letter Attached – See “FAA Determination Alcova” 
o In the case of a new Tower, a written report demonstrating its meaningful 

efforts to secure shared use of existing Tower(s) or the use of alternative 
buildings or other structures within the County. Copies of written requests and 
responses for shared use shall be provided to the County in the Application, 
along with any letters of rejection stating the reason for rejection. 

• The Wyoming Department of Transportation (WyoLink office) has 
engaged in discussions with Natrona County offering a collocate 
opportunity allowing for the relocation of the county's 
communication equipment.  This arrangement would permit the 
county to relocate their existing infrastructure from a commercial 
tower over to the new Wyolink tower site.  This would result in a 
significant cost saving to the county, as well as provide a much 
improved operating platform; moving the existing equipment from an 
outdoor cabinet into a environmentally controlled shelter; with back-
up power systems and a robust fiber optic network connection.  The 
new WyoLink tower and the sharing of infrastructure with the 
county, will greatly improve interoperable communications for first 
responders in their public safety mission.  

 

https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758
https://wireless2.fcc.gov/UlsApp/UlsSearch/license.jsp?licKey=4255758


o Certification that the Telecommunication Facility, foundation, and attachments 
are designed and will be constructed to meet all local, County, State, and 
Federal structural requirements for loads, including wind and ice loads. 

• Standards and Codes – Alcova CD – 1.3 
• Tower Constructed to TIA-222-G – See “476626 Sealed Drawings”  

 
o Certification that the Wireless Telecommunication Facilities will be 

effectively grounded and bonded so as to protect persons and property and 
installed with appropriate surge protectors. 

• Site is designed to Motorola R56 and all related industry standards 
• See Alcova CD – Grounding Plan E-4 
• See Motorola R56 Compliance Audit Form 
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CONDITIONAL USE PERMIT REQUEST 

FOR A  

TELECOMMUNICATION SITE 

_____________________________________________________________________________________ 

CUP20-6 

Staff Report:  Trish Chavis 
July 7, 2020 

For 

August 11, 2020 
Planning and Zoning Commission 

And 

August 18, 2020 
Board of County Commissioner Meeting 

_____________________________________________________________________________________ 

Applicant:   Jeff Mock and Nathan Smolinski on behalf of WYDOT/WyoLink 

Request:   Construct a 105-foot tower for public safety communication supporting police and fire 
communications for the State. 

_____________________________________________________________________________________ 

Location and Zoning 

The proposed tower would be located approximately one mile south of State Highway 220 and east of 
Pathfinder Road. 

The subject parcel and all surrounding parcels are zoned Ranching, Agricultural and Mining (RAM).   

_____________________________________________________________________________________ 

Proposal 

WYDOT/WyoLink has applied for a CUP to construct a 100-foot communication tower.  The application 
will be for 105-feet to incorporate all appurtenances.   

The proposed tower will be used to provide and expand WyoLink's Very High Frequency (VHF) coverage 
in and around the Alcova Reservoir area.  WyoLink is the statewide land mobile radio (LMR) network 
utilized by Federal, State, and Local Agencies for public safety emergency response.  First responder, law 
enforcement, fire protection, and public service agencies all rely on WyoLink for interoperable 
communications, and this tower will enhance the system's capabilities and coverage.       
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General Standards 
For 

Conditional Use Permits 

Criteria for Approval 

1. Will granting the Conditional Use Permit contribute to an overburdening of county services? 
 
This public safety communications site is non-habitable and will not overburden the County, 
with limited site visits by trained technicians. 
 
Proposed Finding of Fact.  Granting the Conditional Use permit will not contribute to an 
overburdening of county services.  County services and infrastructure will not be necessary 
for this permit.  The tower would provide coverage for local law enforcement and 
emergency services. 
 

2. Will granting the Conditional Use Permit cause undue traffic, parking, population density or 
environmental problems? 
 
Once the communications site is complete, there will be minimal site visits per month to 
make sure the public safety network is working and optimized. 
 
Proposed Finding of Fact.  The facility is unmanned and will not cause undue traffic or 
parking.  Routine maintenance for the tower and antennas will be limited.  There will be no 
affects to population density. 
 

3. Will granting the Conditional Use Permit impair the use of adjacent property or alter the 
character of the neighborhood? 
 
The size of the parent property is extremely large, and isn’t in close proximity to residential 
housing. There are also other communications towers in the area so this will not stick out as 
a stand-alone structure. 
 
Proposed Finding of Fact.  The subject parcel consists of approximately 15,137 acres.  The 
addition of a communication tower will not impair the use of adjacent properties.  This 
tower will be located in an area consistent with communication towers. 
 

4. Will granting the Conditional Use Permit detrimentally affect the public health, safety and 
welfare, or nullify the intent of the Development Plan or Zoning Resolution? 
 
The addition of the proposed tower would not be damaging or inconsistent with the 
surrounding area.  The proposed tower is consistent with the intent of both the 
Development Plan and the Zoning Resolution.  As well, the plan for this communication 
facility has been reviewed and approved by the Bureau of Land Management (landowner).  
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Including observance and compliance with wildlife and land management processes, NEPA 
and SHPO studies have been completed and finalized. 
 
Proposed Finding of Fact.  The proposed tower and building are designed and built for 
intended purpose (public safety communication) and will be constructed in accordance with 
all TIA, EIA, ANSI, NEC, NFPA and FCC requirements as well as all applicable building, 
electrical and plumbing codes. 
 

 
 
Key Communication Tower Regulations 
 

Artificially Lighted:  There is no requirement for lighting until the tower reaches 200 feet.  The 
proposed tower does not meet the requirement for FAA review. 

 
 Setbacks:  Setbacks from roads and structures is 110% of the tower height.  The nearest road is 

approximately 1-mile away and does meet setbacks.   
 

Documentation demonstrating need:  The proposed site is situated to provide effective 
coverage to the area.  The tower is needed to provide the WyoLink network for statewide public 
safety communication. 

_____________________________________________________________________________________ 

Public Comment 

As of the date of this staff report there have been no comment received.   

Staff sent the public notice to 13 neighbors within 1 mile. 

_____________________________________________________________________________________ 

Recommendation 

Staff proposes a motion and vote by the Planning and Zoning Commission to recommend approval of 
the requested Conditional Use Permit, by the Board of County Commissioners and incorporate by 
reference all findings of fact set forth herein and make them a part thereof. 
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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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