A1

Appendix 1:
Building The Plan
A1.1 Current Land Use Issues and Directions Established in this Update

Albany County’s previous Comprehensive Plan was prepared in 1997. This current update to the Comprehensive Plan will supersede the 1997 Comprehensive Plan. Changes have occurred in Albany County since
1997 and this plan reflects current thinking in the community as well as considers the next 20-year planning
period.
Issues and directions are the result of multiple hours of community input from the public, County and City
staff, and stakeholders through interviews, public meetings, surveys, and dialogues. The following is a list of
current issues and concerns to be addressed with this update:
»» Unplanned development,
»» Lack of protection for natural resources,
»» Loss of agricultural lands,
»» Assessor based zoning,
»» Lack of funding,
»» Lack of development enforcement,
»» Road and corridor issues,
»» Economic development needs,
»» Emergency services response times.

Figure A1.1: Rational Planning Model

A1.2	Planning Process
This update was developed through a lengthy process of work sessions with the Board of County Commissioners and the Planning and Zoning Commission, a series of three well-attended public workshops, review
by the Citizens’ Advisory Committee and County staff, and input from several regional agencies. This plan
was drafted and then circulated for public comment. The Planning and Zoning Commission and Board of
County Commissioners reviewed the input, and after appropriate revisions and public hearings, the Board of
County Commissioners formally adopted this comprehensive plan.
Under the direction of County staff, the Comprehensive Plan consultants provided opportunities for the
public and other stakeholders to participate at each key step of the Comprehensive Plan process. These methods of interaction are summarized below.
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R at i o n a l P l a n n i n g Mo d e l
The public process was based on the Rational Planning
Model. The important aspect of the Rational Planning
Model is the multiple opportunities for public input, which
occurred at every step of the process. The Comprehensive
Plan must be based on community values and portray a
community vision. Public participation ensures the values
and vision are true and also creates a community that will
help implement the plan over its horizon.

P l a n n i n g a n d Z o n i n g Co m m i s s i o n
a n d B o a r d o f Co u n t y Co m m i s s i o n e r M e et i n g s
Work sessions with Planning and Zoning and County
Commission members were held at key points in the Comprehensive Plan process to solicit the viewpoints of these
important community decision-makers.

C i t i z e n s’ A d v i s o ry Co m m i t t e e
At the onset of the process, a Citizens’ Advisory Committee (CAC) and Technical Advisory Committee (TAC)
were established. The CAC acted as a steering committee
for plan development. The CAC’s charge was to work with
County staff, consultants, University staff, and a Technical
Advisory Committee to develop a comprehensive plan for
Albany County. This included the preparation of a vision
statement and goals for future development of the county,
alternatives for future development, a preferred alternative,
and an implementation program outlining actions necessary
to make the plan a reality.
The TAC was made up of community members who have
expert knowledge of various areas and whose knowledge
and experience could assist the CAC in making informed
decisions. During the process, the two groups worked well
together so eventually the TAC was combined with the
CAC to form one group.

P u b l i c Wo r k s h o p s
Three series of public workshops were held to gain community input for the Comprehensive Plan in 2006 and 2007.
For each series, meetings were held in Laramie, Harmony,
Centennial, and Rock River. The first meetings, held in
December 2006, focused on a community attitude survey
to glean important issues to address and values held by the
community. The input from the citizens clearly reflects that
staff and leadership (Commissioners/CAC) are very much
in-tune with community concerns.
The workshop results revealed Albany County priorities.
“Addressing the Sprawl Issue” was the runaway winner, the
negative implications of that land use pattern was the second
highest concern, and a potential implementation strategy
to address sprawl came in third. There was evident community concern about future growth, as well as about funding
mechanisms to ensure that new development pay for additional infrastructure and services in order to minimize the
increased stress to existing services. There was massive support for maintaining existing levels of service as the county
grows, massive support for public services and facilities to be
reviewed and required in conjunction with development approval, and support to devise a plan for the rational development of Albany County that is synchronized with provision
of public services and facilities. Participants supported the
concept of growing from existing nodes/centers, as opposed
to creating new development that is not adjacent to existing
development. There was support for building standards,
junk ordinances and, of course, support for continued agricultural uses and economic expansion.
The 4 top benefits of growth identified for the county by the
participants were:
»» Economic expansion,
»» Agriculture viability,
»» Livable neighborhoods,
»» New tax for public services.
The 4 top negative impacts of growth in Albany County’s
future identified by the participants were:
»» Loss of rural character,
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»» Loss of agricultural land/open space,
»» Environmental degradation,
»» Strained infrastructure.
Objectives derived from Public Meeting #1:
»» Development should respect natural and environmental resources and a natural resource framework should
be established to show where development should not
occur.
»» New development should locate adjacent to existing
development, and be accessible, serviced by water and
sewer, and growth efficient.
»» Agricultural land should be preserved.
»» Setbacks along highways should be considered.
»» Timing of development should be phased.
»» Albany County legacy should be amplified.
»» Junk regulations may be necessary to clean up the
county.
»» A trail system may be a good economic/tourism draw.
The second public workshop focused on a “chip game” as
a consensus-building tool. Participants chose locations
for future homes and businesses. The number of homes to
be placed was based on existing distribution of residences,
projected 40 years into the future based on current growth
rates: Laramie area: 2,854 (70%), South West: 827 (25%),
and Rock River: 204 (5%). The exercise was to determine
where the community thought future growth would or
should occur.

input strongly influenced the final Comprehensive Plan.
Key pad polling was used to gain instant feedback on issues,
questions, and concepts during all three workshops.

P u b l i c I n pu t
S W O Ns
The SWONs (Strengths, Weaknesses, Opportunities and
Needs) exercise is intended for citizens to identify the
strengths, weaknesses, opportunities, and needs of the
community in which they live. The following is a summary
of SWONs generated at a work session with the CAC,
Board of County Commissioners, and participants at Public
Workshop #1. Identifying SWONs is very helpful to the
planning process because it allows citizens to see what is
valued in the community. The SWON analysis is a valuable
tool for communities to gauge assets and liabilities, identify
areas for improvement, and create a “wish list” of community desires.
Strengths:
»» University of Wyoming and its resources
»» Lots of open space/recreation areas, scenic vistas,
public land access
»» Raw materials/natural resources
»» Lots of agriculture
»» Low crime rate
»» Clean air, good water quality

The game boards were then digitized and the distribution
of homes and jobs was analyzed using CommunityViz, a
geographic information based planning support system.
The consultants looked for common themes to identify
the best locations for development. Where people placed
development (and didn’t place development) provided a
guide for a future land use plan. Using the themes from the
chip game, growth scenarios were formed and a preferred
scenario created.
The third workshop presented the synthesis (or preferred
scenario) plan which provided guidance on key land use
issues, such as agricultural conservation, economic development, open space, and residential growth. The resulting
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»» Hard working people that want to preserve a quality
way of life, citizen involvement
»» Good rural schools
»» Abundant wildlife
»» Natural beauty
»» Diversity of landscape
»» Low level of regulation, zoning, etc.
»» Cultural aspects and opportunities
»» Wyoming Territorial Park/Centennial
»» Public school system
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»» Attractive business climate
»» Affordable lands: attractive home and land price
»» Rural setting
•

Rural/small town character

•

No traffic

»» Proximity to lots of destinations
•

Denver

•

Wyoming

•

State capital in Cheyenne

»» Infrastructure is in place
»» Good transportation (Interstate 80, Union Pacific Rail
Road, Airport) and low traffic

»» Junk yards on private property/barely habitable trailers
»» Lack of attracting economic development
Opportunities:
»» Enhance recreational opportunities along with tourism
»» Cluster development
»» Protect existing vistas
»» Preserve agriculture
»» Preserve water quality
»» Itemize resources and prioritize as part of baseline;
identify crucial gaps in data on essential natural
resources
»» Public land planning collaboration

»» Western lifestyle

»» Rails to trails program

»» Adequate health care

»» Recreation—all types

»» Locally-owned and independent businesses

»» Market Wyoming to Northern Colorado residents

»» Lots of available land

»» Lodging tax county wide-from tourism board

Weaknesses:

»» Development for renewable energy:

»» Rural road system needs repair

•

Wind

»» Lack of ways to encourage preservation of open spaces,
critical natural resources

•

Solar

»» Lack of concern about growth and how it will alter
community

»» Keep graduates in community
»» Hi-technology opportunities in business community

»» No employment opportunities

»» Availability of U.W. Business Incubation Center

»» Many temporary residents (students)

»» Open space

»» Lack of enforcement of current policies

»» Construction of new DOE national lab

»» No pollution monitoring

»» Ranch maintenance as significant part of the economy

»» UV exposure

»» Protection of wildlife and endangered species

»» Low cost housing for working poor

»» Purchase land adjacent to city, north of town, which
lies Aquifer protection area.

»» Areas with no water/bad water, lack of infrastructure
»» Disconnect between rural land owners and town
people, northern county
»» Poor tax base/lack of funds

»» Work with landowner east of Laramie to re-establish
non-motorized access across land to forest
Needs:

»» No building codes

»» Water resources

»» Degradation of public land (dumping, 4-wheeling)

»» Control sprawl
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»» Financial backing, funding

»» Reasonably control urban sprawl?

»» Educated people

»» Balance neighbors and their differing land use priorities?

»» Definition of standards
»» Property tax stability
»» Limitation on location of 35-acre ranchettes
»» Consolidation of scattered, isolated, small parcels of
BLM land into large blocks to support outdoor recreation like in Great Divide Resource Area Plan (BLM).
»» Affordable health care (24 hrs), medical facilities
»» Industry
»» Better pay scale/more jobs
»» Larger post office and other federal offices
»» Fire station in West Laramie
»» Complete bike trails and paths for recreating and commuting
»» Economic development
»» Incentives to regain healthy agricultural community
»» County landfill or better access to current city landfill
»» Enforcement of policies
»» Better building codes
»» Policies to encourage development close to existing
towns
»» Retail options: men’s clothing options needed; many
travel to Cheyenne/Fort Collins
Five Questions
Five questions asks, if nothing else, what this update of the
Comprehensive Plan will answer. It is intended to identify
the major issues that are in need of resolution in the community. The CAC and participants at the first public meeting were asked what 5 questions should be answered though
this Comprehensive Plan process.
How can we…
»» Regulate development?
»» Promote economic development?/sustainable growth?
»» Expand and preserve our open spaces?/save scenic
vistas?
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»» Protect our aquifer and conserve ground water?
»» Keep the county’s agricultural character while still allowing for development?
»» Augment funds?
»» How do we coordinate/integrate county and city comprehensive plans, and the accompanying developments
of regulation and policy, for mutual benefit?
»» Where do water resources support growth? And what
if they don’t?
»» What incentives are there to get private property
owners to buy in? i.e. How can we make the case that
regulated growth will be good in the long run? (property value, scenic value, wildlife value)
»» Where will the financial resources needed to implement this plan come from?
»» How can Albany County keep up with infrastructure
costs associated with increased development in rural
areas?
»» How will Albany County provide/maintain roads?
(many roads are currently unacceptable)
»» Which areas near Laramie are most suitable for rural
subdivisions?
»» How will the county maintain rural, agricultural identity? (Worries that there is little consideration given to
agricultural interests.)
»» How will the plan address/create more recreation
areas/bike trails?
»» How can we address health concerns of landfills in the
area?
»» How can the county attract major, high-tech industry/
employers?
»» How can the appearance of rural areas be improved?
(junk, billboards, light pollution)
»» How can we make a City/County cooperative agreement so there is a unified vision and goal?
»» How can the plan control and limit light pollution to
preserve our night skies. (darkskysociety.com)
»» How to get rid of assessors’ idea of zoning!
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Future Vision

»» There are incentives for sustained agriculture and
preservation of wildlife habitat.

In the Future Vision exercise citizens were asked to describe
how they would like to see their community 20 to 30 years
from now. The Citizens’ Advisory Committee ultimately
used these ideas to create the community vision statement
(Chapter 2).

»» Private property rights are respected.

In 2030 Albany County is a place where…

»» Junk vehicle laws are enforced so that the county
doesn’t look like a big junkyard.

»» There is a balance between development and open
space. (Where people can still live in the country without destroying the open space they seek.)
»» Ranching remains a viable business and key player in
maintaining open spaces.
»» Growth is sustainable and tailored to existing infrastructure.
»» There is a strong sense of community, collaboration,
and land-use responsibility.
»» There is an effective transportation system.
»» Youth will want to stay and can find employment due
to healthy economy.
»» Agriculture is still a viable occupation.
»» Ground water supplies and aquifer are preserved/
conserved.

»» Transient students are valued members of community
with shopping/entertainment they would want.
»» Development is focused in Laramie and remaining
county kept rural and undeveloped.

»» Exactly as it is without so much increased regulation
that freedom is lost.
Notes from Local Meetings
Notes were taken during meetings held around the county
to determine specific area needs.
Issues to address in comprehensive plan. Informal discussions with residents of northern Albany County. December 15, 2006.
»» Pave roads
»» Lack of communication, utilities
»» Lack of law enforcement, fire services

»» State-of-the-art medical care is available.

»» Problems with access

»» Rural character is retained.

»» 35-acre ranchettes are starting to show up in former
ranchland

»» Varied and accessible outdoor recreation opportunities
exist.
»» Limestone, coal, gypsum, and bentonite continue to
provide an economic base.
»» Air and water quality is protected/improved.
»» Wildlife and native vegetation are protected.
»» Noise, air, light pollution is controlled and enforced.
»» Solar and wind energies are produced.
»» Improved economic base.
»» County and Cities (Laramie) are coordinated and
work together more effectively.
»» Historical sites are kept intact.
»» Elected officials, not planners, determine services.
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»» Mineral development
»» Need more tax base
»» Starting to see new people moving in
»» Taxes – pay about $6000 per year on 25,000 acres
»» Road maintenance needed

A1.3	Project Website
The Comprehensive Plan consultants maintained a project
website that displayed documents generated during the
planning process such as: meeting minutes, public survey results, proposed plans and drawings, photographs, and meeting schedules. The website address was distributed at public
workshops and a feedback e-mail address proved helpful in
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collecting pertinent comments on key plan issues
The information, comments, and concerns were gathered
and considered throughout the process and provide the
basis for this update.

of land use regulations in Albany County has had a
generally positive or negative impact in each area.

5.

A1.4 Community Survey
A telephone survey was conducted of 500 random households in Albany County to test out major ideas in the
comprehensive plan, particularly implementation strategies.
The survey follows.
Hello, I’m __________ from FMMA, a public opinion
research firm. We’re conducting a survey about issues that
concern people in Albany County. I am not trying to sell
you anything. May I speak with the adult in your household
who most recently celebrated a birthday?

Yes:				
No:				
Need more information:		
DK/NA:			

6.

2.

3.

4.

How familiar are you with existing land use regulations in Albany County, such as zoning and subdivision regulations?
Very familiar:				
5%
Somewhat familiar:			
34%
Not too familiar:				
35%
Not at all familiar:			
25%
Prior to this phone call, had you heard that Albany
County is creating a comprehensive plan for future
growth and development in the County?
Yes, great deal:				
15%
Yes, a little:				
48%
No, had not heard:			
36%
Next, I’m going to read you a list of issues and services
that may be affected by growth and development. For
each, please tell me if you think the current system
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Do you think that new commercial development
should be concentrated in or near already established
communities, such as Laramie, Rock River and Centennial?
Yes:				
No:				
Need more information		
DK/NA				

100%

This survey asks you to respond to different issues related to
land use planning in Albany County and will be used as part
of the County’s Comprehensive Plan to help guide future
growth and development in the county. The first set of
questions asks about your general opinions and knowledge
of land use planning in Albany County.

78%
13%
4%
5%

Now let me ask you some questions about future development in Albany County.

1.
Are you 18 years of age or older and currently a
resident of Albany County?
Yes:
No:

Do you feel there is a need for better land use planning
in Albany County?

7.

Do you think that new industrial development should
be concentrated in or near already established developments or facilities?

Yes:				
No:				
Need more information:		
DK/NA:			
8.

69%
24%
4%
3%

Do you think that new residential development
should be concentrated in or near already established
communities, such as Laramie, Rock River and Centennial?

Yes:				
No:				
Need more information:		
DK/NA:			
9.

83%
15%
1%
2%

76%
20%
1%
3%

Next, I am going to read you some potential goals
of the comprehensive plan for land use in Albany
County. Please tell me how important each goal is to
you: extremely important, very important, somewhat
important, or not important: (ROTATE)
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[ ]a.
[ ]b.

Maintaining the appearance of scenic views along roads in the County
Reducing the amount of junk, including garbage and inoperable vehicles, which is openly stored on private property in the County

EXT.
IMP.
28%

VERY
IMP.
45%

24%

33%

SMWT NOT
IMP.
IMP.
21%
6%
29%

14%

DK/
NA
0%
1%

10. Next, I will read you a series of statements about Albany County’s comprehensive land use plan that were made at various
public meetings held over the winter. Please tell me if you generally agree or disagree with each statement. (IF AGREE/
DIAGREE ASK: “Do you strongly or somewhat AGREE/DISAGREE?”)

[ ]a.
[ ]b.
[ ]c
[ ]d
[ ]e

MJR
POS
28%
33%
12%
13%
13%

Fire and sheriff protection
Emergency response times
Road conditions
Property taxes
Individual property owner rights

AGREE
[ ]a.
[ ]b.

[ ]c.

[ ]d.

[ ]e.
[ ]f.
[ ]g.

Albany County should promote continued agricultural
uses of land.
Albany County should encourage development to
occur in areas that are “growth efficient,” meaning that
they are easy for the sheriff, fire department, and emergency medical services to reach.
Albany County should guide development to protect
natural resources such as groundwater, floodplains,
wetlands, crucial wildlife habitat.
Albany County should guide development to protect
significant cultural and historic resources like historic
ranches and trails.
Albany County should adopt building codes to require
minimum safety standards for new construction.
Albany County should adopt stricter zoning regulations to guide development to suitable locations.
Albany County should adopt stricter subdivision regulations to guide development to suitable locations.

SMWT
AGREE

MIN
POS
34%
27%
24%
29%
31%

MIN
NEG
14%
10%
23%
21%
18%

DISAGREE

MJR
NEG
8%
7%
28%
16%
13%

MJR DISAGREE

DK/
NA
16%
23%
12%
20%
25%

N/A

64%

26%

6%

2%

2%

60%

33%

4%

2%

0%

80%

16%

2%

2%

0%

61%

32%

3%

3%

1%

67%

21%

5%

6%

1%

49%

30%

11%

6%

4%

46%

31%

16%

5%

2%

11. Now, I am going to read you a list of a few approaches Albany County could take to guide growth and development. After
I read each one, please tell me whether it sounds like something you would support or oppose. (IF SUPPORT/OPPOSE,
ASK: “Is that strongly (SUPPORT/OPPOSE) or just somewhat?”) (ROTATE)
STRNG
SUPP.
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SMWT
SUPP.

SMWT
OPPOSE

STRNG.
OPPOSE

DK/
NA
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[ ]a.

[ ]b.
[ ]c.

[ ]d.

[ ]e.

[ ]f.

[ ]g.

Requiring developers to demonstrate reasonable access
to water, for drinking purposes and fire protection,
prior to approval of new development.
Requiring developers of urban-style subdivisions close
to the City of Laramie to pave their roads.
Requiring that new subdivisions create a road improvement district or homeowners’ association to maintain
subdivision roads prior to approval of the subdivision.
Requiring homeowners in areas that are fire-prone to
take measures to reduce the danger of fire, for example,
by using non-combustible materials or clearing vegetation away from their home.
Requiring developers to pay higher fees if they develop
in areas of the county that are less suitable for development, for example, in very remote areas of the county.
Providing incentives for developers to locate new
development in areas that are appropriate for development.
Working with private landowners to voluntarily guide
development to appropriate locations.

76%

20%

3%

0%

1%

47%

25%

14%

10%

4%

42%

35%

10%

10%

3%

63%

25%

8%

3%

1%

41%

23%

18%

13%

5%

44%

38%

8%

6%

3%

41%

43%

6%

5%

5%

12. My next question deals with a concept known as “conservation easements.” Conservation easements are voluntary agreements between a landowner and a government agency. They are made to protect natural, scenic, and/or agricultural
features of land by limiting the type and amount of development permitted on the property. The landowner keeps title
and use of the land, but gives up some right to develop it. As compensation, the landowner gets a tax break and may or
may not also receive a monetary payment. The terms of the easement are made with agreement from both the landowner
and the easement holder.
Based on this description, would you support or oppose encouraging more conservation easements in Albany County? (IF SUPPORT/OPPOSE, ASK: “Is that strongly SUPPORT/OPPOSE or just somewhat?”)

Strongly support:			
Somewhat support:			
Somewhat oppose:			
Strongly oppose:			
DK/NA:				

45%
31%
6%
13%
4%

13. My next question deals with a concept known as “conservation easements.” Conservation easements are voluntary agreements between a landowner and a private, non-profit conservation organization. They are made to protect natural, scenic,
and/or agricultural features of land by limiting the type and amount of development permitted on the property. The
landowner keeps title and use of the land, but gives up some right to develop it. As compensation, the landowner gets a
tax break and may or may not also receive a monetary payment. The terms of the easement are made with agreement from
both the landowner and the easement holder.
Based on this description, would you support or oppose encouraging more conservation easements in Albany County? (IF
SUPPORT/OPPOSE, ASK: “Is that strongly SUPPORT/OPPOSE or just somewhat?”)

Strongly support:			

45%
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Somewhat support:			
Somewhat oppose:			
Strongly oppose:			
DK/NA:				

30%
10%
10%
5%

14. Now, I am going to read you a number of other ideas that have been proposed for Albany County. After I read each one,
please tell me whether it sounds like something you would support or oppose.
STRNG
SUPP.
[ ]a.

[ ]b.
[ ]c.

[ ]d.
[ ]e.
[ ]f.
[ ]g.
[ ]h.
[ ]i.

Promoting the formation of a land trust, which is an
organization that works with landowners who voluntarily wish to either donate or sell their right to develop
their land by placing it under a conservation easement.
Increasing public educational efforts regarding land use
planning and development.
Using public money to purchase land or development
rights for environmentally sensitive areas such as wetlands or aquifer recharge areas.
Creating stricter regulations to control junk in the
County
Creating regulations that reduce the signs and billboards along roads
Building a trail system, for either motorized or nonmotorized use, in the County for recreational use
Preserving large areas of open space in the County
Using public money to purchase land for recreational
purposes
Encouraging or assisting landowners in developing
wind energy on their property

SMWT
SUPP.

SMWT
OPPOSE

STRNG.
OPPOSE

DK/
NA

41%

36%

9%

8%

5%

58%

35%

4%

1%

2%

51%

26%

12%

10%

1%

58%

26%

7%

6%

3%

42%

33%

15%

7%

4%

42%

31%

13%

11%

2%

61%

26%

7%

5%

2%

42%

35%

11%

11%

1%

59%

31%

5%

3%

2%

[ ]j. Now let me ask you about another issue. When property owners want to subdivide their property, they are sometimes
required to undergo a subdivision review where the County makes sure that there will be adequate roads and fire and
police protection to serve the proposed new development. In some cases, however, proposed subdivisions with large lots
are exempt from review by the County. Do you support or oppose exempting proposed subdivisions with large lots from
review by the County?
Strongly support 				
Somewhat support 			
Somewhat oppose			
Strongly oppose				
Need more info 				
DK/NA 				
[ ]k.

14%
12%
24%
45%
3%
1%

Which types of subdivisions do you think should be exempt from review by the County:
Only subdivisions with lots larger than 35 acres						
Only subdivisions with lots larger than 100 acres						
Only subdivisions with lots larger than 160 acres						
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45%
18%
18%
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Need more information			
DK/NA					

10%
9%

HERE ARE MY LAST QUESTIONS, AND THEY ARE FOR STATISTICAL PURPOSES ONLY.
[ ]l.
Do you own land in Albany County?
Yes:					
No					
DK/NA					
[ ]m.

71%
28%
1%

Where is your land located:
Within the town limits of Rock River				
Within the city limits of Laramie					
In unincorporated Albany County 					
Both in city limits and unincorp.Albany County			
DK/NA								

15.

In what part of Albany County is your land: (READ LIST)
Primarily south of Interstate 80					
Primarily north of Interstate 80 and South of the town of Rock River
Primarily north of the town of Rock River				
DK/Refused							

16.

15%
80%
2%
2%

Do you earn your primary income from farm or ranch activities?
Yes					
No					
DK/NA					

19.

74%
9%
7%
3%
3%
4%

Would you consider developing part of your land for non-agricultural purposes (e.g., residential development)?
Yes					
No					
Maybe					
DK/NA					

18.

51%
35%
1%
14%

How many acres do you own in Albany County?
5 acres or less				
5 - 34 acres				
35 – 99 acres				
100 - 640 acres				
More than 640 acres			
DK/NA					

17.

3%
62%
26%
8%
2%

5%
94%
1%

How many months per year do you live in Albany County?
Less than 3 months			
4-6 months				
7-9 months				
10-12 months				

1%
2%
2%
95%
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DK/NA					

1%

$25,000 and under			
$25,001 - $50,000			
$50,001 - $75,000			
$75,001 - $100,000			
More than $100,000			
Refused					

20.
For how many years have you lived in Albany
County?
0-5 years					
6-10 years				
11-20 years				
20+ years				
BORN AND RAISED			
DON’T KNOW				
21.

In what year were you born?
1989-1983 (18-24)			
1982-1978 (25-29)			
1977-1973 (30-34)			
1972-1968 (35-39)			
1967-1963 (40-44)			
1962-1958 (45-49)			
1957-1953 (50-54)			
1952-1948 (55-59)			
1947-1943 (60-64)			
1942-1933 (65-74)			
1932 or earlier (75 & over)			
DK/NA					

22.

8%
8%
10%
8%
9%
12%
11%
8%
7%
9%
8%
2%

What was the last level of school you completed?
Less than grade 12			
Grade 12				
Less than 4yrs of College			
College Graduate (4)			
Post graduate work			
Professional School			
REFUSED/NA				

23.

20%
13%
18%
45%
2%
1%

2%
16%
20%
31%
/
29%
1%

What is your employment status?
Full time employed			
Part time employed			
Student					
Retired					
Homemaker				
Not employed at this time			
DK/NA					

59%
11%
2%
20%
3%
4%
1%

24. I don’t need to know the exact amount, but I’m going
to read you some categories for household income.
Would you please stop me when I have read the category indicating the total combined income for all the
people in your household before taxes in 2006?
App-12

25.

15%
22%
26%
15%
13%
9%

What is your ZIP code?
82070					
82072					
Other					
Refused					

51%
44%
3%
2%

26.
Do you have any additional comments about the
Albany County Comprehensive Plan?
Should preserve natural areas/resources:		
It is a positive/necessary thing			
Development should be controlled			
Need more information				
Should be considered carefully			
Could infringe on property owners rights		
Should concentrate on roads			
Should not limit growth				
Need an Albany county plan			
County needs cleaned up				
Growth should be restricted/stopped		
Questions pertaining to tax liability			
Needs to be advertised/published/notify		
Against it					
It is good to get peoples feedback			
Should address education				
Need more action					
Albany is a slow growth county			
Need a better subdivision plan			
Should not push environmental issues too much
Need fire departments 				
Other						
No/None/Nothing				
Don’t Know					
Refused						

4%
3%
3%
3%
1%
1%
1%
1%
1%
1%
1%
1%
1%
1%
0%
0%
0%
0%
0%
0%
0%
3%
66%
2%
5%

A1.5 CommunityViz Methodology
This is a technical appendix that discusses the technical
process associated with the public involvement phase of the
Comprehensive Plan update. It describes the methodology
employed, using CommunityViz software, to develop land
analysis and alternative scenarios for future land use. ComAlbany County Comprehensive Plan - Appendix

munityViz software enables users to analyze and visualize
geographic information systems data. Most of the following
figures are screen shots from the program.
There are 3 places where the CommunityViz impact models
were incorporated into the public process:
1.

Land Analysis—Associated with public input
from the first series of public meetings.

2.

Scenario Impact Evaluations—Related to the
Growth Challenge Chip Game played during
the second series of public meetings. Involved
both a summary of all games and impacts associated with specific topics (such as housing
close to visual corridors, etc.).

3.

Synthesis Plan Summarization—Quantification
of the chosen future land use plan that emerged
from the third series of public meetings to
determine service requirements for accommodating the desired land use pattern of the
future. The approach used for this plan was a
full build-out of jobs and homes, to understand
the implications of maximum service requirements.

Land Analysis
Citizens at the first series of public meetings were asked to
weight the importance of problem and hazard areas and
resources lands (See Figure A1.2). These locations might
present a constraint to development, or at least special
considerations may be required for these lands to accommodate growth without negatively impacting quality of life
concerns. A landscape sensitivity analysis was completed
using these weights.
The tables in Figure A1.3 depict the results of all county
input. Weighting-factors from 1 to 5 were used to weight
specific locations within the county. For example, aquifer
recharge areas were considered the most important and were
given a value of 4.34. After areas were given an importance,
the weighted values were assigned to the areas in the CommunityViz model in order to create a composite landscape
sensitivity map.
The same approach was applied to elements that promote efficient future growth (a measure of importance of proximity
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to public services to determine areas that had high growth
efficiency potential and areas that were least efficient).
Between the first and second series of public meetings, two
analysis maps were prepared. These two maps used the
average responses from the land sensitivity survey as weighting factors when the various components were combined.
Those two maps and the components are featured in Figure
A1.3 and Figure A1.4.
The map results depict the county-wide application of
weighted results and mapping. The darkest red areas on the
landscape sensitivity map are areas most sensitive to future
development. The darkest green areas are the most suitable
for development, meaning development in those locations won’t adversely impact problem and hazard areas or
resources lands. The red areas on the growth efficiency map
depict locations that are the most efficient places to grow,
while green the least efficient.
Scenario Analysis
These two analysis maps, depicting citizen values, were used
extensively to predicting the impact of the alternatives developed in the second series of public meetings (at which participants took part in the Growth Challenge Chip Game)
and ultimately the performance of the final physical plan.
Figure A1.5 shows an enlargement of the landscape sensitivity map for the Laramie sub-area planning area. The
landscape sensitivity and growth efficiency results were
displayed as part of the base map for participants of the
Growth Challenge Chip Game. The game informed players
about the inherent capacity of the land to support intensive
land uses. The legend was likewise presented so participants
could evaluate the level of sensitivity of every grid cell. Water, some roads, and city limits are also included on the map.
The table in Figure A1.5 shows some of the attributes associated with each polygon. For example, the “WaterBuffer”
column shows all 1s and the “Recharge3” column shows
1s and 0s. The 1s are an indication that the condition, i.e.
floodplains, wetlands, riparian areas, etc., exists in that polygon. Zeros mean the condition doesn’t exist. The publically-designated weight of each polygon on the landscape
sensitivity map was applied by a formula that multiplied the
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weighting factor by the 1s and 0s to create the “WeightedAll” attribute. This attribute was used to show citizens the
physical locations of the lands that they had designated as
constrained.
The formula in Figure A1.5a is the CommunityViz
‘Weighted All’ command. The formula adds all components
together with the weighting factor summarized from the
public meeting sessions. The ‘Attribute:BestAg45’ is a 0 or
1 that indicates if the polygon has good agricultural soils
(agricultural soils ranking of class 4 or 5 or greater) within
the union of all problem and hazards areas and resources
lands. The ‘Assumption:BestAglands‘ is the weighting factor summarized from the public survey shown on previous
pages. The combination of all elements is computed in the
“WeightedAll” attribute (highlighted in blue in the table in
Figure A1.5). The largest numbers, therefore, have the highest sensitivity. This same approach was applied to growth
efficiency.

terize the existing service level norm that Albany County
provides to all its citizens. The set of sliders on the right
reflect the importance of each factor. If any grid cell is equal
or less than the LOS Norm, then it is assigned a 1. Those
that are farther away would be assigned a 0. The value derived from the surveys (and seen on the sliders) is multiplied
by the 1s or 0s to create the composite map seen in Figure
A1.4.

The growth efficiency analysis was very much like the landscape sensitivity analysis, with one important distinction.
The 1s or 0s reflect whether the grid cell is inside or outside
the existing level of service now being provided by Albany
County. An analysis was conducted for all major public
infrastructure (highways, sewer service, parks, etc.) and a
county-wide norm was calculated. If the grid cell was equal
to or less than that county-wide norm, then it was assigned a
1. If it was less than the existing county-wide norm, then it
was assigned a 0. The weighting factor derived from public
meeting surveys was multiplied by these 1s and 0s and
added to create a growth efficiency map that depicts where
efficient and inefficient growth might occur. The image in
Figure A1.6 shows the growth efficiency map with the table
of attributes for several elements.
The growth efficiency map was used to evaluate the placement of chips during the Growth Challenge Chip Game
and to evaluate the synthesis plan that emerged from the
third series of public meetings. The 1s associated with attribute “LOSThresh_Library’ indicate those grid cells are
equal to or less than the county-wide norm for library proximity. Zeros would indicate that the grid cell is farther away
from libraries than the average Albany county residence.
Figure A1.7 shows the individual elements used to characApp-14
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Figure A1.2: Land Analysis Surveys: landscape sensitivity and growth efficiency
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Figure A1.3: Weighted values for Land Analysis (landscape sensitivity and growth efficiency).
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Figure A1.4: Landscape Sensitivity Map (left) and Growth Efficiency Map (right)
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Figure A1.5: Laramie Sub-planning Area Landscape Sensitivity Map and value table as seen in the CommunityViz program
( [ Attribute:BestAg45 ] * [ Assumption:LSwt_BestAgLand ] ) +
( [ Attribute:BigGmSumRangeBHAntElkMDMoose ] * [ Assumption:LSwt_SummarRange ] ) +
( [ Attribute:OverlandTrail ] * [ Assumption:LSwt_HistoricTrails ] ) +
( [ Attribute:HistRanchBuff ] * [ Assumption:LSwt_HistoricRanches ] ) +
( [ Attribute:PubLand ] * [ Assumption:LSwt_PublicLands ] ) +
( [ Attribute:TEspecies ] * [ Assumption:LSwt_TandEndangered ] ) +
( [ Attribute:flood100 ] * [ Assumption:LSwt_FloodFEMA ] ) +
( [ Attribute:IrrAgr ] * [ Assumption:LSwt_IrrigatedAgr ] ) +
( [ Attribute:MineDist ] * [ Assumption:LSwt_MiningZonesActive ] ) +
( [ Attribute:MineralResources ] * [ Assumption:LSwt_MineralDeposits ] ) +
( [ Attribute:Wind ] * [ Assumption:LSwt_WindEnergyPot ] ) +
( [ Attribute:ScenicHighway ] * [ Assumption:LSwt_ScenicHyw ] ) +
( [ Attribute:WaterBuffer ] * [ Assumption:LSwt_SurfaceHydroBuf ] ) +
( [ Attribute:Recharge3 ] * [ Assumption:LSwt_Acquifer ] ) +
( [ Attribute:slope30 ] * [ Assumption:LSwt_Steep30 ] ) +
( [ Attribute:BigGameMigRt ] * [ Assumption:LSwt_MigrationRts ] ) +
( [ Attribute:WinRangAntElkMuleWT ] * [ Assumption:LSwt_WinterRange ] ) +
( [ Attribute:BigGameCalvingElkBH ] * [ Assumption:LSwt_CalvingAreas ] ) +
( [ Attribute:WetlandNWI ] * [ Assumption:LSwt_WetlandsAll ] ) +
( [ Attribute:HydricSoils ] * [ Assumption:LSwt_HydricSoils ] ) +
( [ Attribute:Riparian ] * [ Assumption:LSwt_RiparianAreas ] ) +
( [ Attribute:LandSlides ] * [ Assumption:LSwt_LandSlides ] )
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Figure A1.5a: CommunityViz
“Weighted All” formula
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Figure A1.6: Growth efficiency mapping and table as seen in CommunityViz program
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Figure A1.8: CommunityViz equation
wizard dialogue box as seen in program.

Figure A1.7: CommunityViz program
slide bars reflect the importance of each
factor.

Figure A1.7a: CommunityViz program
slide bars reflect distance from each
factor.

The equation in Figure A1.8 assigns 1s or 0s to each cell depending upon whether the cell is equal or above the existing service
norm (distance indicated by the sliders in Figure A1.7a). Those 1s and 0s are then added together with the weighting factor
(shown in Figure A1.7).
The equation shown in Figure A1.9 is the CommunityViz equation that combines all the efficiency components into one map.
( [ Attribute:LOSthresh_Airports ] * [ Assumption:GE_Importance_Airports ] ) +
( [ Attribute:LOSthresh_ComCenter ] * [ Assumption:GE_Importance_ComCenter ] ) +
( [ Attribute:LOSthresh_CountyOffices ] * [ Assumption:GE_Importance_CountyOffices ] ) +
( [ Attribute:LOSthresh_ElemSchool ] * [ Assumption:GE_Importance_ElemSchool ] ) +
( [ Attribute:LOSthresh_FireStations ] * [ Assumption:GE_Importance_FireStations ] ) +
( [ Attribute:LOSthresh_HighSchool ] * [ Assumption:GE_Importance_HighSchool ] ) +
( [ Attribute:LOSthresh_Highways ] * [ Assumption:GE_Importance_Highways ] ) +
( [ Attribute:LOSthresh_Hospital ] * [ Assumption:GE_Importance_Hospital ] ) +
( [ Attribute:LOSthresh_Library ] * [ Assumption:GE_Importance_Library ] ) +
( [ Attribute:LOSthresh_Park ] * [ Assumption:GE_Importance_Park ] ) +
( [ Attribute:LOSthresh_PavedRoad ] * [ Assumption:GE_Importance_PavedRoad ] ) +
( [ Attribute:LOSthresh_Police ] * [ Assumption:GE_Importance_Police ] ) +
( [ Attribute:LOSthresh_Sewer ] * [ Assumption:GE_Importance_Sewer ] ) +
The resulting base map for the Growth Challenge Chip Game is shown in Figure A1.10
Figure A1.9: Example of CommunityViz equation
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Figure A1.10: Growth Challenge Chip Game Base Map

Synthesis Plan Summarization
The summarization of all the Growth Challenge Chip Games played was conducted in a series of CommunityViz evaluation
models. The grid in Figure A1.11 was used to spatially quantify the number of chips played, the number of dwelling units
played, and the number of jobs played by all growth challenge scenarios from all public meetings in the second round of public
input.
The blank grid cells are locations where no table suggested land uses be changed. The darkest red areas are the locations where
the most chips were placed by all tables. One grid cell (as seen in the table in the sorted results—Figure A1.11) shows a 7. That
seven means that 7 of the tables that played the chip game suggest the use of the grid cell should change in the future.
The results were used to depict suggested areas for future land use change. These areas became the areas that the consultant
design team focused on in the synthesis plan.
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Figure A1.11:
Growth Challenge
Chip Game analysis
– grid cells and tables
as seen in CommunityViz program

Figure A1.12: Attributes of housing and job land use table as seen in CommunityViz program
App-22
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Figure A1.13: CommunityViz model of allocated homes (above,
left) and jobs (left) and attribute table (above, right) as seen in
CommunityViz program

The same type of evaluation was conducted on jobs and
houses. In the case of jobs and houses, the model added up
all the houses and jobs implicit in the chips that were placed.
In some cases the chips were high or low density and sized
to fit the 40-acre grid cell. Figure A1.12 shows the house
and job per acre assumptions associated with each chip type.
The maps in Figure A1.13 reflect the summary of houses
placed (DUs) and jobs placed by all chip games created. The
model adds the jobs and houses represented by each chip
type and adds them altogether to create the range of green
to red. White areas are places no table suggested jobs and
houses, and the most red areas are where most participants
believed lands were good locations for jobs and houses for
the next 30 years. The table in Figure A1.13 shows a sorted
result of the most homes (highlighted in blue) to the least.
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The location of every chip played in the second series of
public meetings was synthesized and used as an additional
analysis specific to issues of importance. Figure A1.14
displays all the chips played, the overlay aquifer zone east
of Laramie, and the areas where it is difficult to find water
when drilling (noted in pink and covering the large area
west of Laramie). This made it possible to quantify how
many citizens placed development in these regions. In
the same way, the analysis was performed on development
located on important agricultural soils, near scenic highways, etc. In the third series of public meetings, the results
of these analyses were shared, and, through keypad polling
sessions, participants reaffirmed the importance of these
areas and indicated how implementation strategies might be
used to control or mitigate the impacts of development in
these locations.
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Figure A1.14: Combined Growth Challenge Chip Game house and job allocation as seen in CommunityViz program.
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A2

Appendix 2:
Implementation Priorities
Immediate Actions Requiring No Cost
Actions
1. Establish a citizen oversight committee to review progress of
comprehensive plan implementation. Committee should be
comprised of 5 independent citizens (no elected or appointed
officials).

Responsible Party
County Planning Office

2. Participate in Integrated Solid Waste Management Plan

Lead—City Public Works Department, requires
County participation

Immediate Actions Requiring Some Cost
Actions
1. Education program
a. Citizen committees
i. Energy resolution
ii. Beautification/Legacy program
2. Sub-area plan around Laramie

Responsible Party
County Planning Office

3. Update subdivision regulations
4. Adopt building codes

County Planning Office*/City Community Development Department
County Planning Office
County Planning Office*, assistance from Fire

5. Update zoning certificate

County Planning Office*

process

6. Update zoning regulations

County Planning Office*/ County GIS

7. Participate in Casper Aquifer Protection Plan update

Lead-City Community Development Department,
requires County participation
County Planning Office/
County Public Works / Transportation Department

8. Capital improvements plan
a. Transportation plan
b. Open space and trails plan
c. Infrastructure needs: jail, library
Actions for the Future
Actions

Responsible Party

1. Economic development plan

County support to local Economic Group

* The CAC strongly recommends that the County Planning Office creates one full-time, permanent Long-Range Planner position to take the lead on implementation of the comprehensive plan.

Albany County Comprehensive Plan

App-25

App-26

Albany County Comprehensive Plan - Appendix

A3

Appendix 3:
Albany County Background
Historic and contemporary information and trends help us
form an appropriate, realistic plan for the future in Albany
County.

A3.1 Albany County’s History and
Heritage
Early Years
Some of the oldest pre-history we see recorded in the rocks
of Albany County occurs in the Snowy Range around the
Medicine Bow Peak area, where evidence of cycles of ice
ages and warm shallow seas around 2 billion years ago is
preserved. Tectonic plate motions slid the formerly oceanic
plate of Colorado past the Wyoming continent about 1.8
billion years ago and was related to volcanic intrusions
scattered throughout the Medicine Bow mountains. At 1.4
billion years ago great plumes of magma formed what we
know now as the Sherman Granite of Vedauwoo and Sheep
Mountain. Cycles of uplift and erosion erased the geologic
record until about 300 million years ago when the red sandstones of the Fountain Formation were deposited, followed
by sandstones and shallow marine limestones of the Casper
Formation, which accumulated over tens of millions of
years. Tectonic activity that was responsible for the faulting
and folding of these layered rocks and their granitic foundations occurred during the end of the dinosaur era, 65 to 100
million years ago. Inland seas and swamps left hydrocarbon
deposits and continued volcanic activity filled Wyoming’s
valleys with sediment between the flanking mountain ranges
until about 10 million years ago. Subsequent regional uplift
and more-recent glaciation events in the high country,
coupled with constant erosion from wind and water, shaped
the landscape we see today.
Before European explorers came to the area, the region was
inhabited by numerous native American tribes including the
Comanche. The Comanche moved further south in the late
Albany County Comprehensive Plan

1700s and were replaced by tribes such as the Cheyenne and
Arapaho. The Arapaho traditionally migrated from their
winter camps along the North Platte River to their summer hunting grounds on the Laramie Plains, creating trails
through the Laramie Range. The Indians also used timber
from the “Good Medicine Bow” forest for tepee poles.
For many years this region was a battleground for Indian
tribes, and remained so after European settlers arrived. The
area was not one of the original travel routes for explorers
because it was so dangerous.

During the Louisiana Purchase of 1803, the Albany County
area passed from French to United States control. Fur
trappers were the first white explorers to enter the region.
Jacques LaRamie, possibly the first white man in the area,
came here around 1817 while trapping for the Northwestern Fur Company, and much of southeastern Wyoming was
known only as “LaRamie’s Country.” Although LaRamie
disappeared into Sybille country during the winter of 1820
and was presumably killed by Indians, his name remains
on many features throughout the region including the
city of Laramie. A fur baron, General Ashley, explored
the area in 1825, breaking a path for the future Overland
Trail. Throughout this initial period of exploration, current
Albany County was part of the unorganized Louisiana
Purchase with no central government. Then in 1834, the
area was named part of Indian Country, and placed under
control of the Indian Affairs bureau. The first military exploration of the area was in 1843 by Captain John C. Fremont’s
party, and this expedition demonstrated that the area could
be used as a feasible route for the Overland Trail.
Explorations continued in subsequent years, but it wasn’t
until 1862 that the Overland Stage Company’s route was
actually changed to go through Albany County. Ben Holladay of the stage company changed the route after Colorado’s
gold rush to obtain better connections between Denver
and western locations. The new stage route created station
houses at Virginia Dale (Colorado), Willow Springs, Big
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Laramie, Little Laramie, Cooper Creek, and Rock Creek
(Carbon County). Soon emigrants began following the
new Overland Trail route also, and countless individuals
and families passed through the area en route to western
destinations. Increasing battles between Indians and whites
prompted the military to establish a fort near the Overland
stage route. In 1866 Fort Halleck was dismantled and
moved closer to the route, renamed Fort John Buford, and
then again renamed to Fort Sanders in honor of Brigadier
General W. P. Sanders.
Between 1854 and 1868, current Albany County came under the control of three different territories, first Nebraska
Territory, then Idaho Territory, and finally Dakota Territory.
As part of the Dakota Territory, Laramie County was created with Fort Sanders as the County seat (this county included much of current eastern Wyoming, including Albany
County). Finally in 1868 President Andrew Jackson created
Wyoming Territory, Laramie City was established, and Albany County (much larger than the current one) was carved
out of the western part of Laramie County. Although
there were relatively few people living in the county, bitter
disputes over boundaries ensued with surrounding counties,
primarily over the desire to control railroad property taxes.
For 1868 also marked the year of the arrival of the transcontinental Union Pacific Railroad.
The railroad truly opened up settlement of Albany County.
There were numerous stations, including Buford, Sherman,
Dale City, Red Buttes, Laramie City, Wyoming, Cooper
Lake, Lookout, Miser, Rock Creek, and Como. Laramie
City was chosen as a main division point because of the water availability, and the railroad’s continued presence in the
town led to a boom in settlement and investment. Timber
became a major industry as the railroad demanded railroad
ties, and continued to be a major economic driver even after
the railroad was completed because ties continually needed
to be replaced.
Agriculture and Ranching
Although people had started homesteading earlier, settlement of areas around Laramie did not take off until after
1870 when the General Land Office began surveying the
county, and settlers could then file records for their lands.
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Vegetables and grains were grown to support the town of
Laramie, and in 1878 the Pioneer Ditch Company proposed
a canal to irrigate a large section of land between the Big and
Little Laramie Rivers. Thirty-five miles of canal were built,
and later the canal became part of the Lake Hattie Reservoir
and Irrigation Company.
The cattle industry in Albany County began with stage
post traders grazing work oxen to sell as replacements for
emigrants and freighters traveling along the Overland Trail.
There were claims that by the 1860s stock had been driven
north through the plains to Montana, and 1866 was the first
year that Texas cattle passed through. With the transcontinental railroad being built, access to eastern cattle markets
opened up. Individuals distributed pamphlets about the
success of ranching in Wyoming throughout the country,
contributing to a boom in the livestock industry in the early
1870s. Many of these new ranchers were disillusioned after
severe winters. Nonetheless, many cattle and sheep ranchers
continued in the county, apparently with little of the traditional hostility toward each other. Rock Creek (11 miles
north of the current Rock River) became a booming town
in the 1880s as it was the northernmost shipping point
along the Union Pacific line so it was a major destination for
cattle. Large outfits like the Swan Land & Cattle Company
began buying up huge tracts of land. The ranching community in the northern part of the county continued to grow
until the 1930s when a combination of factors including the
Depression, drought, the New Deal, and the Taylor Grazing
Act all contributed to a decline in the number of ranching
operations. That downward decline has continued up to
the recent past, when large corporations have begun to buy
ranchland in the northern part of the county, and the conversion of ranchland to residential subdivisions has occurred
throughout the county.
Mining
In the late 1800s many mines sprang up throughout Albany
County; most were gold mines but there were also copper
and iron mines. The mine at Centennial is probably the
most renowned one, which had its heyday around 1875
with the discovery of what was originally thought to be
large deposits of gold. It turned out that the deposits were
not true veins and the gold was soon exhausted. Mining in
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this area never proved as successful as in other areas in the
region, such as Colorado.

beryard that boasted 300,000 feet of lumber in stock, and a
hotel and livery stable.

Other Notable Events

Cummins City: Founded in 1879, Cummins City was a
Wyoming gold rush town. In 1880 the town had 31 houses,
four stores and four saloons, and the alleged population was
between 250 and 300. It was named for John Cummins,
who later left the area for better mining prospects in the
North Park region of Colorado. By 1881 most of the population had left. In 1898 Cummins City was renamed Jelm.

Women’s suffrage: Albany County was Wyoming’s first
location where women were able to vote. In Laramie on
September 6, 1870, Mrs. Louisa A. Swain became the first
woman to cast a ballot in an election.
State penitentiary: The state penitentiary was built near
Laramie in 1872 after complaints that there were too many
criminals in Wyoming. However, by 1901 the prison was
overcrowded and in 1903 all the prisoners were moved to
a new facility in Rawlins. The penitentiary then became a
University of Wyoming experimental stock farm, and was
later designated a state park. The prison site was subsequently returned to its historical condition and now operates as the Wyoming Territorial Park.

Reconfiguration of northern Albany County: People often wonder about the boundaries of the northeastern portion of Albany County, where an oddshaped segment looks like it has been chopped out.
Indeed that is what happened; the northern boundary
of the county used to be “straight across,” until 1956
when the people in that area (Esterbrook area) voted
by special election to become part of Converse County. Those citizens wanted to be closer to the County
seat (only 35 miles to Douglas in Converse County,
while Laramie is about 100 miles away).
Historic and current communities of Albany County
Bosler: Founded in 1908 as a station on the Union Pacific
Railroad, this town was named for Frank Bosler, Sr. who
came from Pennsylvania to ranch in the area.
Buford: This was the first stop for the Union Pacific Railroad entering Albany County from the east. Founded in
1869, it was primarily used as a siding and shipment point
for lumber. Buford still exists, and consists of a gas station
and a half dozen houses.
Centennial: Named after the famed Centennial mine that
was discovered in 1875 by I. P. Lambing of Golden, Colorado. By 1905, the town had a bank, schoolhouse, a lumAlbany County Comprehensive Plan - Appendix

Dale City: Founded in 1868, this was a town a few miles
west of Sherman that existed only during the building of
the Union Pacific Railroad at the location in Dale Creek
Canyon where the Overland Trail crossed a steep ravine and
a large bridge was built to span the gap.
Douglas Creek/Keystone: Founded in 1878, this was a
mining boom town in the Medicine Bow Mountains. This
was one of the most productive and active mining areas in
Albany County – the Keystone Mine was near the confluence of Douglas and Beaver Creeks. After the end of the
mining boom, the town became home to timber workers.
Garrett: Located in the northern part of the County, the
Garrett ranch became home to a post office with Mrs. Mary
Garrett as the postmaster. Mrs. Garrett later opened a general store, and the place became a visiting center for the local
ranchers. In 1902, Mrs. Garrett became the first woman in
Wyoming to be elected as a Justice of the Peace.
Holmes: This was a mining community in the Medicine
Bow Range near Rob Roy Reservoir. Built in 1901, the
town was named for Avery T. Holmes, the manager of the
Douglas Creek Rambler Mine. The town was abandoned in
the late 1910s.
Hubbard’s Mountain Cupboard: Located on the banks of
Cottonwood Creek in northern Albany County, this site
was originally homesteaded by Joe Rutherford. Victor and
Jennie Garrett White bought it and started a small grocery
store in 1942. Then in 1948 Carl “Dutch” Hubbard and
has wife Bunny bought the place, and expanded the grocery
store to include a dance hall, bar, and cabins. Although the
buildings burned down in 1951, the community pitched in
to help them rebuild and for decades there were Saturday
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night dances at the Cupboard. After being sold in 1973, the
building has changed hands many times since and is seldom
used for gatherings anymore.
Laramie: Laramie began as a major point along the Union
Pacific Railroad. Established as a town in 1868, the newlyappointed town officials resigned after only a few weeks
because of lawlessness. A vigilance committee of townspeople formed and after hanging several of the ringleaders, were
able to establish some semblance of order.
Leslie: Founded in 1907 about 17 miles from Laramie, this
town was originally the location of the Strong Copper Mining Company mine, which was destroyed by fire. The mine
owner named the town after his daughter, Leslie Farman
Swigart, later Leslie Swigart Kent, who became a doctor
and the first woman president of a state medical society (in
Oregon).
Marshall: Marshall was a rural ranch post office with an
adjoining general store. Although the Marshall family
ranched in the area, it was not located on their ranch. Both
the post office and store closed in the 1940s.
Northern Albany County Club: This community center
was built in 1928 at the urging of the local ranch women
in The Laramie Dell Club who decided the area needed a
meeting place. Built on land donated by William Palmer by
the ranchers in the area, the center has been, and still is, used
for dances, elections, meetings, school events, and weddings.
Platinum City: Two miles south of Centennial, Platinum
City was founded in 1928 by the Wyoming Platinum and
Gold Mining Syndicate, led by A.J. Hull. The mine and the
town failed by 1938, when the government confiscated the
land and machinery and subsequently sold it to pay off back
taxes on the property.
Red Buttes: This was another station on the Union Pacific
Railroad. Built in 1875, it consisted of a store and a few
buildings. The town is no longer in existence, but is in the
general location of an existing subdivision known as The
Buttes.
Rock Creek: Founded in 1868 and located 11 miles north
of Rock River, this started as a station on the Union Pacific
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line. It became the point from which mail was taken overland to Fort Fetterman, and a freighting point for goods
shipped on the government road built in 1880s. It was also
a cow town, with booming numbers during the fall shipping season. The town was eventually abandoned when the
railroad line was moved.
Rock River: Founded in 1900 when a wood depot was constructed, the town grew in size when Union Pacific created
an additional 32 lots in 1901. These lots along Avenue C are
known as the “Original Town.” The town incorporated in
1909 and has a population near 200.
Sherman: Founded in 1868, this town was named for the
popular Civil War General. Located seven miles west of
Buford, Sherman was at the highest point of the Union
Pacific Railroad. In 1881 the Ames Monument was built a
few hundred yards away. The town supported a population
of several hundred people, but in 1898 the Railroad decided
to move their route four miles south to decrease the grade
and the town subsequently died out.
Tie Siding: Founded in 1868, the original town of Tie Siding was a shipping point for railroad ties and other assorted
lumber. In the 1880s it had a population of 50. Then it went
through a boom when Union Pacific was re-configuring
the railroad route to go through Sherman Tunnel and Tie
Siding served as the project headquarters. The population
shot up to 2,000 but by the early 1900s the work was done
and the population declined again. The original town was
located about a mile east of its current location, and was
later moved to its current location to be along Highway 287.
Wyoming Station: A stop on the Union Pacific line west of
Laramie, this was a shipping point for railroad ties.
Sources

Evans, Lloyd. 1984. Ghost towns of Albany County:
Twice told tales. Laramie Plains Museum: Laramie,
Wyoming.
Harvey, Mark. 1994. The rural community centers
of northern Albany County, Wyoming.
Homsher, Lola. 1965. History of Albany County,
Wyoming to 1880. The Lusk Herald: Lusk, Wyoming.
Mason, Mary Kay. 1987. Laramie – Gem City of the
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plains. Curtis Media Corporation: Dallas, Texas.
Weinberger, Lottie B. 1975. Hooves to wheels: Rock
River bicentennial.

A3.2 Albany County Today
A3.2.1

E m p l oy m e n t

The State of Wyoming Economic Analysis Division
(WEAD) reports that net income from farming and ranching in Albany County fell during the past three decades by
$4 million (from $7 million in 1970 to $3 million in 2000).
Farm income remains largely (87%) from the raising of livestock. Gross farm income has been greater than production
expenses over the last decade.
The largest employment sectors in 2000 were the “Services,”
“Professional” and the “Government” sectors. “Services”
(which includes health, business, legal, engineering, and
management jobs) was the largest group with 27% of the
total employment in 2000. WEAD also reports that new
businesses that established in the area between 1990 and
2000 were largely small businesses with 20 or fewer employees. Over the past 30 years, the job growth rate has been
near that of the state and nation.

A3.2.2

Demographics - Charact e r i st i c s o f O u r P e o p l e

The following demographic information was derived from
the U.S. Census, Wyoming Economic Analysis Division,
and the Economic Profile System Community. This demographic data provides additional insights into the characteristics of Albany County’s current residents.
Past Population Growth and Future Projections
According to the U.S. Bureau of the Census, the total
population of Albany County was 32,014, in 2000. This is
a 4% increase over 30,797, the estimate derived in the 1990
census. However, the population estimated in 2005 was
30,890 resulting in a -3.5% change from 2000 but a 0.3%
change from 1990. The latest population estimate is for
2006 with a total of 30,360, a 1.5% decrease from 2005 and
5.2% decrease from 2000.
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The largest majority, 84% (25,668 of 30,360 - 2006 population estimate), of Albany County citizens live in Laramie. Though the overall population of the county grew at
4% between 1990 and 2000, there was a 17% increase in
the number of residents living outside the municipalities
(Source: U.S. Census). Futhermore, while the county-wide
population decreased by 5.2% between 2000 and 2006,
the population in the unincorporated areas decreased from
4,575 to 4,470, or only 2.3% (Source: State of Wyoming
Economic Analysis Division). Since 2000, even though
there was a slight decline in overall population, there has
been a 0.4% increase of homes in the unincorporated areas.
The state’s forecast for 2020 has the city of Laramie and
Albany County growing at a similar rate with a resulting
population of 31,640 in the overall county including the
26,705 forecasted for the city. The county is growing at a
slower rate than both the state and nation.
In summary, between the two previous census periods
Albany County grew at 4%. In the last 5 years it is estimated
that growth has leveled off. Other factors that could increase
growth projections for the county include growth in energy
development in Wyoming, and the growth extending northward along the Colorado Front Range that has reached Fort
Collins and may soon begin to influence Albany County.
Age
The median age of an Albany County resident in 2000 (U.S.
Census) was 26.7 years. The median age nationally for the
year 2000 was 35.3 years. In 1990 the median age in Albany
County was 26.4. Thus, the median age in the county has
risen slowly but is still much younger than at the national
level. As of 2000, the largest age category was 20 to 24.
However, the fastest growing age group is 45 to 49 year olds.
Since 1990 this age bracket has increased by 753 people,
or 2.2%. Only 8.3% of the 2000 population estimate was
over the age of 65 (compared to the national percentage
of 12.4%). The presence of the University of Wyoming
likely contributes to the lower than average median age in
the county. The retirement age group has been stable since
1990.
Length of Residence
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According to the 2000 Census, 40.9% of Albany County
residents were born in Wyoming. Of the residents counted
in 2000, 42% moved in from a different county since 1995
and 22% moved in from a different state, with 2% having
moved from outside of the country. This shows a good level
of new people moving to the county, but when compared to
the population number, not necessarily remaining here. The
presence of the University of Wyoming may be the cause of
this flux.
One of the challenges for the county will be to continue to
communicate its heritage and values to new and young residents. This reinforces the importance of the current practice
of regularly reaching out to the community, preserving the
heritage of Albany County through preservation of cultural
resources, and providing a strong identity for the county.

Race & Ethnicity
The large majority, 91.3%, of the citizens of Albany County
declared themselves to be “White” during the 2000 Census.
The remaining 8.3% of the population was fairly evenly represented by “Black or African American,” “American Indian
and Alaska Native,” “Asian,” “Some other race” and “Two or
More Races.” Additionally, 7.5% of the population declared
themselves to be of Hispanic or Latino ethnicity, a separate
category not included under race.
Education

The average household size in 2000 was 2.23 persons which
was lower than the national average of 2.59 persons. The
average family size was 2.84 persons, also lower than the
national average of 3.14. (Source: U.S. Census)

The community is well educated, certainly due to the presence of the university and other local colleges. The 2000
Census reported that 93.5% of the population had a high
school degree (U.S. average was 80.4%). Forty-four percent of Albany County residents had a bachelor’s degree or
higher, with 19% of residents having earned an advanced,
or graduate, degree. This was also higher than the national
figure of 24.4% of the U.S. population having a bachelor’s
degree or higher. Only 7% of Albany County residents age
25 and over have less than a high school degree.

Housing Affordability

Median Income

The housing affordability index1 is 132 (above 100 means affordable) which indicates that the median family in Albany
County can afford the median priced house. The median
value of an Albany County home was $118,600 in 2000.
(Due to inflation, what cost $118,600 in 2000 would cost
$138,865 in 2006.) The affordability index did decrease
from 135 in 1990 suggesting that housing has become
slightly less affordable as compared to over a decade ago.

The median household income in Albany County was
$28,790 according to the 2000 Census. This figure is up
3.4% from 1990 when median household income was
$20,715 ($27,832 adjusted for inflation in 1999/2000
dollars). Just over half (52%) of households earned less
than $30,000 in 2000, which is down from 65% in 1990.
Though the median household income has risen slightly,
it is still well under the 2000 national median income of
$41,994. As for median family income, the 2000 Census
reported $44,334 for Albany County. The national median
family income for that year was $50,046.

Family Size

The county does have a lower-owner occupancy rate than
the state (51% verses 70% in 2000), which may be due to the
presence of university students, who tend to rent. It is also
reflective of the younger median age, indicating the presence
of more younger people who may have not yet purchased
homes, and reflective of the lower median income.
A comparative figure that assumes
a 20% down payment, that not more
than 25% of a family’s income goes to
paying the mortgage, and an interest
rate of 8.03 in 2000.
1
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The largest income bracket for households in 2000 was
$10,000. Seventy-eight percent of individuals earned less
than $30,000, and $16,704 was the per capita income in
2000 (compared to national median per capita income of
$21,587). The income bracket with the largest number
of individuals is $5,000 to $7,499 with a total of 2,615
individuals within that earning range. Labor earning was
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the largest source of income at 79.4%, with the remaining
18.5% from retirement, social security or investments, and
0.2% from public assistance.
Albany County’s lower household and family incomes may
in part be a reflection of the lack of skilled employment
opportunities in the region. However, as stated in the housing section, the cost of housing still remains affordable to
the residents. With economic development efforts by the
County, City and local economic groups, and as the county
improves its access, services and amenities, it is likely that
the area will be increasingly attractive to employers who
require higher-skilled employees, and incomes will begin to
rise.
Working Characteristics
Half (50.1%) of residents worked 50 to 52 weeks per year.
Sixty-seven percent of families had two or more workers. Of
those 16 and older, 55% worked 35 or more hours a week,
45% worked less than 35 hours a week, part-time, or did not
work. This is reflective of the income report, because parttime workers experience lower incomes.
Educational, health, and social service related industries are
the largest employers in the county, giving occupation to
37% or 6,361 residents. Arts, entertainment, recreation, accommodation and food services employ 1,899 or 11% of the
population. Other notable industries are retail trade (10%),
professional, scientific, management, administrative and
waste management services (7%), and construction (6%).
Major employers include:

»»

University of Wyoming,

»»

Albany County Schools,

»»

Ivinson Memorial Hospital,

»»

Wal-Mart,

»»

Albany County,

»»

Wyoming Technical Institute,

»»

City of Laramie,

»»

Ark Recycling,

»»

Howard Johnson’s,
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»»

Trihydro.

Ninety-eight percent of Albany County residents work
in-state and 94% work in the county. Eighty-seven percent
of residents work in the town in which they live. Of those
commuting, 71% of county residents drive to work alone,
13% walk or bike to work, 3.8% work at home and 0.6%
took public transportation. Eighty-three percent of residents had a commute of less than 20 minutes.
The 2005 unemployment rate was 2.9%, lower than both the
state unemployment rate, 3.6%, and national rate of 5.1%.

A3.3 Albany County’s Physical
Context
A3.3.1

Co m m u n i t y To p o g r a p h y
a n d We at h e r

Albany County has a varied terrain. The terrain includes
plains, the Snowy and Laramie Mountain Ranges, Medicine
Bow-Routt National Forest, several creek and river valleys,
and several areas with granite rock formations.
The county averages 300 days of sunshine per year. Average
temperatures range from a high of 78 degrees (in July) to an
average low of 12 degrees (in January). Wind and sun are
noticeable natural resources.

A3.3.2

Co u n t y v e r s e s C i t y Ju r i s diction

Albany County is a very large, diverse county spanning
approximately 2.7 million acres or 4,300 square miles. The
city of Laramie contains 0.25% of the land (or 11 square
miles) in the county. The majority (62%) of the county is
agricultural lands. Though growth has been fairly stable for
the past several years, the county has seen an increase of agricultural land conversion to smaller parcels with nonagricultural uses such as the 35-acre ranchette. Approximately 34%
of the county is in public ownership, which includes land
owned by the Forest Service, Bureau of Land Management,
Fish and Wildlife Service, State of Wyoming, University of
Wyoming, and City of Laramie. Residential uses occupy
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about 4% of the land, while commercial and industrial uses
occupy less than one percent of the county’s land area.
Currently Albany County has developed areas ranging
from fully incorporated municipal developments, Laramie
and Rock River, to semi-concentrated non-incorporated
areas,which include Centennial and Woods Landing. Several scattered developed areas of semi-concentrated privately-owned subdivisions exist as well; these areas include Jelm,
Nine Mile, Garrett, and Marshall.
In 2006, approximately 84.7% of the population lived in
the city of Laramie (25,688 of the total 30,360 population), 0.66% (202) in the Town of Rock River and the rest,
14.7% or 4,470 persons, lived in unincorporated areas of the
county.
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A4

Appendix 4:
Vegetation
A4.1 Land Cover

A4.2 Plant Species of Concern

Major land cover types and the percentage of the county they
cover:

The Wyoming Natural Diversity Database at the University
of Wyoming identifies the following plant species of concern in Albany County:

Land Cover Type
Mixed grass prairie
Wyoming big sagebrush
Lodgepole pine
Ponderosa pine
Xeric upland shrub
Irrigated crops
Limber pine and woodland
Mountain big sagebrush
Greasewood fans and flats
Clearcut conifer
Dry-land crops
Basin exposed rock/soil
Forest-dominated riparian
Shrub-dominated riparian
Aspen forest
Desert shrub
Spruce-fir
Juniper woodland
Human settlements
Open water
Alpine exposed rock/soil
Black sagebrush steppe
Subalpine meadow
Saltbush fans and flats
Surface mining operations
Mesic upland shrub
Unvegetated playa
Grass-dominated wetland

Percent
43.8
11.4
11.3
8.8
4.8
2.7
2.4
2.0
2.0
1.4
1.3
1.3
1.1
1.0
0.9
0.7
0.7
0.4
0.3
0.4
0.3
0.3
0.2
0.1
0.1
0.1
0.1
*0.0

*Land cover type is present in the county, but coverage
percentage rounds to zero.

Albany County Comprehensive Plan

»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»

Moschatel
Northern bentgrass
Larimer aletes
Laramie columbine
Hall’s milkweed
Maidenhair spleenwort
Green spleenwort
American alpine lady fern
Dissected bahia
Alpine kittentails
White River kittentails
Perennial rockcress
Lesser panicled sedge
Eggleston’s sedge
Bristly-stalk sedge
Nelson’s sedge
Western sedge
Mountain-loving sedge
Hall’s sedge
Sartwell’s sedge
Rocky Mountain snowlover
Apline oreoxis
Large yellow lady-slipper
Andean prairie-clover
Slim-leaf witchgrass
Great Basin downingia
Creeping wildrye
Tall fleabane
Pinnate fleabane
Slender-leaved buckwheat
Slender cotton-grass
Flat-top fragrant goldenrod
Hall’s fescue
Bigelow’s prairie gentian
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»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»
»»

Little golden-aster
Slender-trumpet ipomopsis
Northern white rush
Vasey rush
Bigelow’s groundsel
Dwarf bulrush
Broad-leaved twayblade
Marsh felwort
Bigelow’s tansy-aster
Ruby’s stickleaf
Marsh muhly
Saffron groundsel
Streambank groundsel
James nailwort
Rocky Mountain nailwort
White scorpion-weed
Rocky Mountain phacelia
Small-flowered fame-flower
Rocky Mountain polypody
Illinois pondweed
White-stem pondweed
Strict-leaved pondweed
Giant cinquefoil
Many-flowered rattlesnake-root
Cusick’s alkali-grass
Hoary willow
Autumn willow
Golden saxifrage
Underwood’s spike-moss
Laramie false sagebrush
Porter’s aster
Pygmy goldenweed
Pygmy bulrush
Large flower triteleia
Lesser bladderwort
Dwarf bilberry
Squashberry
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A4.3 Wyoming State Weed List
Designated Noxious Weeds [.S. 11-5-102 (a)(xi)] and Prohibited Noxious Weeds (W.S. 11-12-104)
Field bindweed (Convolvulus arvensis L.)
Canada thistle (Cirsium arvense L.)
Leafy spurge (Euphorbia esula L.)
Perennial sowthistle (Sonchus arvensis L.)
Quackgrass (Agropyron repens (L.) Beauv.)
Hoary cress (whitetop) (Cardaria draba and Cardaria pubescens (L.) Desv.)
Perennial pepperweed (giant whitetop) (Lepidium latifolium L.)
Ox-eye daisy (Chrysanthemum leucanthemum L.)
Skeletonleaf bursage (Franseria discolor Nutt.)
Russian knapweed (Centaurea repens L.)
Yellow toadflax (Linaria vulgaris L.)
Dalmatian toadflax (Linaria dalmatica (L.) Mill.)
Scotch thistle (Onopordum acanthium L.)
Musk thistle (Carduus nutans L.)
Common burdock (Arctium minus (Hill) Bernh.)
Plumeless thistle (Carduus acanthoides L.)
Dyers woad (Isatis tinctoria L.)
Houndstongue (Cynoglossum officinale L.)
Spotted knapweed (Centaurea maculosa Lam.)
Diffuse knapweed (Centaurea diffusa Lam.)
Purple loosestrife (Lythrum salicaria L.)
Saltcedar (Tamarix spp.)
Common St. Johnswort (Hypericum perforatum)
Common Tansy (Tanacetum vulgare)
Russian olive (Elaeagnus angustifolia L.)
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A5

Appendix 5:
Wildlife
According to the Wyoming Natural Diversity Database, a number of species of concern occur in Albany County:
Birds
Common loon
Clark’s grebe
American white pelican
American bittern
White-faced ibis
Bald eagle
Northern goshawk
Ferruginous hawk
American peregrine falcon
White-tailed ptarmigan
Greater sage grouse
Snowy plover
Mountain plover
Long-billed curlew
Caspian tern
Forster’s tern
Black tern
Black-billed cuckoo
Yellow-billed cuckoo
Burrowing owl
Short-eared owl
Boreal owl
Calliope hummingbird
Lewis’ woodpecker
Williamson’s sapsucker
Three-toed woodpecker
Loggerhead shrike
Pygmy nuthatch
Virginia’s warbler
Black-throated gray warbler
Sage sparrow
Baird’s sparrow
McCown’s longspur
Chestnut-collared longspur
Brown-capped rosy finch
Black-rosy finch

Fish, Amphibians & Reptiles
Hornyhead chub
Common Shiner
Boreal western toad
Wyoming toad
Northern leopard frog
Wood frog
Red-lipped plateau lizard
Smooth green snake
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Mammals
Hayden’s shrew
Sothern Rocky Mountain pygmy shrew
Fringed myotis
Spotted bat
Townsend’s big-eared bat
Black-tailed prairie dog
White-tailed prairie dog
Preble’s meadow jumping mouse
Swift fox
Fisher
Black-footed ferret
North American wolverine
River otter
Canada lynx
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A6

Appendix 6:
Approaches to Land Protection
A6.1 Options for Albany County’s
Agricultural Land Conservation
and

Open Space Strategy

Due to the cost of land and lack of funding sources, acquisition alone typically does not achieve the agricultural land
conservation and open space objectives. This suggests the
county exercise a higher degree of creativity and work with
as many partners as possible to leverage available resources.
The following are strategies that the county can apply to
protect land from development:

Wo r k w i t h l a n d o w n e r s t o
f i n d w i n / w i n s o lu t i o n s .
Often, by engaging landowners early in the process, and
flexibly exploring a variety of options with them, new ways,
or new combinations of ways, can be found to meet the objectives of the public and the landowner. In many cases, the
options available and their implications are not known by
landowners. For example, a below-market sale can generate
tax credits that might be extremely valuable to a corporate
seller. Estate considerations can be very significant to others.
Even the designation (without purchase) of open space will
increase the value of the remaining land in a subdivision.

Us e t h e m o st a p p r o p r i at e p r e s e rvat i o n t o o l s , a n d w h e r e a p p r o p r i at e , u s e m u lt i p l e t o o l s
i n c o m b i n at i o n w i t h e a c h
ot h e r .
The Preservation Tools section below suggest 12 ways that
open space and agricultural lands can be secured. A number
of these will allow property to be conserved at little or no
cost, or at least acquired at prices favorable to the County.
They accomplish this by allowing the County to structure
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deals that are favorable to the varying tax and estate conditions of the sellers. Several of the tools can be used in
combination with others—increasing the benefit to both
buyer and seller.

P u r c h a s e l a n d s o n ly w h e n
n e c e s s a ry.
Funding such as sales tax proceeds will only purchase
relatively few acres per year. Thus, direct purchase of land
should be a last resort, when all other options have been
exhausted. Even then, strategic, catalyst purchases should be
considered first and foremost. For example, these purchases
might preserve a key parcel, around which other strategies
can be used to tie in adjacent parcels, and provide matching
funds for public or private grants, etc.

Prioritize acquisitions using
specific criteria.
It will be important to focus on the most important opportunities and urgencies in any given budget year. The use
of a standard set of criteria will go far to reduce subjectivity,
help the public understand the basis for decisions, and bring
continuity from year to year.

Wo r k w i t h pa rt n e r s w h e n e v e r
p o s s i b l e t o l e v e r a g e ot h e r
resources.
There are many agencies and organizations with interests in
Albany County that could be coordinated to achieve many
open space and agricultural land objectives. These cooperative actions can range from intergovernmental agreements
all the way to working with land trusts and conservancies to
provide “bridge” financing and to help negotiate complex
transactions. Even within the county there are opportunities for interagency action (involving such entities as the
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utilities, City of Laramie, U.S. Forest Service, and Wyoming
Department of Transportation) to jointly acquire a parcel or
an easement.

M a k e a c q u i r e d o p e n s pa c e p e rm a n e n t.
Land acquired for open space and agricultural use should
be permanent; especially those procured with public funds.
This might be accomplished by ordinances or recording of
restrictive covenants and establishing specific policies and
procedures regarding the change of use of open space and
agricultural lands. Such security will also assure landowners
that a donation of land will be permanent.

A6.2	Preservation Tools
Listed below are a variety of means that can be used to
protect open space and agricultural lands. Relatively few
involve outright purchase of land. Others utilize incentives
related to development regulations or tax law. Many of the
tools can be used in combination.

1 . Co n s e rvat i o n e a s e m e n t
A conservation easement is a voluntary and permanent
agreement to restrict the potential to develop one’s land in
order to preserve conservation values. The easement can be
donated by the landowner (usually with a tax benefit for the
value of development that is precluded), or purchased by a
public or non-profit entity. The landowner retains ownership of the land and the uses that are not restricted in the
easement. The purchaser/recipient is required to make periodic inspections to assure the conditions of the easement are
being applied. Like all easements, it applies to future owners
of the land. A conservation easement can be very flexible,
limiting development as much as the landowner desires.
Since the easement restricts future development, it reduces
the value of the land and can therefore be an effective means
of reducing estate taxes.

2 . C lu st e r d e v e l o p m e n t
Instead of spreading development evenly across a parcel,
cluster development results in smaller lots grouped on one
App-40

portion of the site, leaving the rest of the land undeveloped.
For example, on a 10-acre tract of land zoned for 1 unit per
acre, rather than 10 1-acre lots, cluster development might
result in 10 ½-acre lots, leaving 5 acres of open space or
agricultural land. Cluster development can be implemented
through zoning requirements or incentives (more units if
they are clustered). Usually site plan criteria are established
so the open space protects the most valuable resources:
agricultural land, wildlife habitat, visible hillsides, etc. The
open space is usually protected by a permanent conservation
easement granted to a public agency or land trust.

3 . D e e d r e st r i c t i o n s / c o v e n a n t s
For landowners that prefer not to deal with government or
non-profit entities, but still wish to set aside land for open
space, a deed restriction or covenant may be more acceptable. Since deed restrictions and covenants are enforced by
the other parties to the agreement (adjacent landowners),
not by the government, enforcement is not assured and as
a last resort must be exercised through the court system,
which makes it less likely. Also, the restrictions are not perpetual and do not provide tax benefits of charitable deductions, as do easements.

4 . R e s e rv e d l i f e e stat e
A reserved life estate allows landowners to continue to use
the property during their lifetime, and/or the lifetime of
their immediate family. This tool may remove a barrier to a
sale or donation by making it possible to take advantage of
the income while still enjoying the property.

5 . C a s h pu r c h a s e
Cash purchase at fair market value is one of the most common transactions between landowners and a public entity.
Nevertheless, while this may yield the greatest gross return,
capital gains, estate and other taxes may make other types of
transactions more attractive in the long run.
Cash purchases can be made in two ways:

»» Annual budgeting—from the annual income of
the entity (pay-as-you-go).
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»» Bond issue—from bonds sold to raise a large
amount of capital, repaid from annual income over
multiple years.
The purchase can include a variety of considerations to
respond to the financial/tax circumstances of the seller.
a.

Bargain sale

A bargain sale is a combination of sale and
gift to a government or non-profit entity. It
enables the seller to realize income and tax
benefits from a charitable gift for the difference between the fair market value and the
bargain sale price.
b.

Charitable gift annuity

For property owners that have held land for
a long time with a substantial appreciation in
value there may be significant tax advantages
in donating the property to a public entity in
exchange for an annuity payment for retirement program.
c.

Installment purchase

An installment purchase is a purchase in multiple payments, usually over a number of years.
This can benefit the seller by placing them in
a lower tax bracket, and usually benefits the
purchaser in allowing them to spread their
acquisition over more properties. An interest
rate is built into each payment. If the purchaser is a public entity the interest may be exempt
to the seller.
d.

Rolling option

Another means to extend a purchase over a
number of years is to purchase it through a
series of options. An option is the right, but
not an obligation, to purchase property at
a specified price before a specified date. It
may be used for example, by an entity that is
prohibited from entering into contracts (such
as an installment purchase) that would bind
future Board of Supervisors. To affect a rolling option purchase, the property is divided
into multiple options. The purchasing entity
initially pays for all the options (usually for
a token price) and then exercises one of the
options each year, while renewing the options
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on the remaining parcels. Usually, the options specify that the parcels be purchased in
sequence from least-attractive (for open space
and agricultural land purposes) to most-attractive, so there is incentive for the purchasing
entity to complete the entire purchase and not
leave the landowner with an unusable parcel at
the end.
e.

Bridge financing/land trust

Sometimes a land trust, especially a larger one
such as the Trust for Public Lands, will acquire
land for a public entity and then resell it to
the public entity at favorable terms. Often,
the purchase price is set below market, the
difference being designated as a tax-exempt
donation by the seller to the land trust and/or
the public entity.

6 . D o n at i o n o r g i f t
Over and above their public-spirited motivations, landowners in special financial/tax circumstances may find charitable
donation particularly advantageous for tax and estate planning purposes.

7 . L a n d e xc h a n g e
Public entities occasionally have properties that are of suitable size and location to make them attractive to be traded
for private lands desired for open space and agricultural
land. Land exchanges are generally done on the basis of
appraised value rather than size. Land trades can be timeconsuming and complex but can be beneficial to both the
seller (no tax for an equal exchange) and the purchaser (no
cash required). Albany County can discuss potential land
exchanges with BLM and Forest Service.

8 . I n t e r g o v e r n m e n ta l a g r e e m e n t s
( I G As )
IGAs are a form of cooperation between governments or
agencies. Possible topics that could be addressed in IGAs
include: appropriate land uses on lands that have high value
for open space, continuity of trails and coordination of
trail heads, common open space objectives and priorities,
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reciprocal review of development proposals, annexation
considerations, etc.

9 . E stat e p l a n n i n g
The combination of state and federal inheritance taxes can
create obligations of 55% or more of the value of the property. Often, inheritors are required to sell the inheritance
to pay the taxes. A surprising number of landowners are
not knowledgeable about inheritance taxes and are unprepared for the consequences to their estate. Land trusts and
other public agencies seeking to preserve open space should
actively encourage landowners to seek proper assistance in
estate planning. In this process, landowners will be more
likely to become aware of the advantages and opportunities
for charitable donations to reduce estate taxes.

1 0 . L a n d p r e s e rvat i o n d e v e l o p ment
A recent innovation is special not-for-profit organizations
that achieve open space preservation objectives through limited development. They typically acquire a property and do
limited, carefully planned development to recover the costs
of the land. This approach requires specialized expertise and
initial funding. Although it does result in some development, it has been found to be effective in preserving key parcels in areas where other open space tools are not workable.

11. Purchase of development
rights (PDR)
While not currently available in Albany County, PDR may
be attractive to a landowner that desires to retain ownership
and use of the land, but does not wish to develop it. PDR
is a means of compensating an owner for relinquishing the
development potential of his/her land. The development
potential (right) is purchased by a public entity and extinguished. The value of a development right is the difference
between the value of land as farmland (or vacant land) and
its value for development. For example, if a 10-acre tract of
farmland (without development potential) would sell for
$30,000 and the same 10-acre tract of land with development potential sell for $100,000, the difference ($70,000)
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would be the value of the development rights. Furthermore,
if the zoning of the land (say 1 unit per 5 acres) allowed
two units to be built, these two development rights would
have a value of $35,000 each. As a general rule, the value
of development rights ranges from 30% to 80% of the fair
market value of the land, usually in direct proportion to the
closeness of roads, utilities, and other services that allow
development. When development rights are purchased, the
land is usually restricted from future development through a
deed restriction or conservation easement granted to a nonprofit organization.

1 2 . Tr a n s f e r a b l e d e v e l o p m e n t
rights (TDR)
Transferrable development rights are similar to PDRs
in that the seller can be compensated for relinquishing
development potential, but instead of being purchased and
extinguished, the development rights may be purchased
by private entities and transferred to other parcels of land.
A Transfer of Development Rights (TDR) occurs when a
landowner severs development rights from a property and
sells them. The landowner is paid the open market value for
the rights that were severed but still maintains the residual
value of the land. By allowing landowners to sever development rights from properties in government-designated areas,
TDR programs can both create and preserve open space or
raise or lower density in an area. TDR is often referred to as
a “bundle of rights” that constitutes ownership.
To be sure the TDRs are placed in acceptable locations,
some communities formally designate “sending” and “receiving” sites for TDRs. The “sending” sites are areas desired to
remain as open space; the “receiving” sites are areas that are
suitable for higher development densities. Because of the
difficulty in establishing appropriate values for the TDRs,
and of matching buyers and sellers, the most successful programs have been the result of establishing a public “bank”
to buy and sell TDRs. A TDR “bank” usually requires
significant capital to initiate. To be able to sell and purchase
development rights requires the creation of a formal system
to record and track the transactions. Once implemented, a
TDR program can be an effective means of preserving open
space at little public cost, though it does require a well-managed effort to maintain the system.
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Advantages:
Local governments use Transfer of Development Rights
(TDR) Programs because of the associated benefits. TDR
programs can compensate property owners and lessen
economic impacts associated with land use regulations. For
example, TDR programs can be used to gain back economic
value after a property is down-zoned. TDR programs
provide private funding for the protection and preservation
of open space and historic sites. They are also make development more predictable and can be more permanent than
zoning. Despite the advantages, few communities have had
great success with TDR programs.
Disadvantages:
There are many challenges in implementing a successful
TDR program. While TDR programs can be an easier way
to implement zoning they do not reduce the need for planning. TDR programs work best when they are in paired
with tough zoning ordinances and comprehensive plans.
These programs typically call for an increase in administration because more people are needed to oversee the market,
enforce restrictions, and prepare the necessary documents.
TDR programs are also costly in that they require public
education. People in the community need to be educated
about TDR programs and the process, and communities do
not always accept the programs.

areas are where the rights will be sent. In a TDR program,
rights become currency.
Effectiveness:
The two main goals of the TDR programs are preservation
and compensation. The most successful cases have done
well with preservation, but tend to run into some problems
when it comes to compensation. This is due to lack of
receiving area demand.
Efficiency:
Here we weigh the cost of added administration and the
cost of preservation. As previously mentioned, additional
administration is required to properly monitor TDR
programs and strong planning is still a necessity, therefore,
TDR programs will probably be more costly than traditional planning.
Implementation:
TDR programs are instituted to assist new land uses or areas
seeking resource protection during times of legal and political pressure opposition. Voluntary programs are viewed as
a weak implementation tool because zoning still determines
the “official” land use plan for the community.
Sources:

Successes and Set Up:
TDR programs are relatively new, with the exception of
cities such as San Francisco and New York. Most programs
were initiated in the 1980’s and 90’s. Examples of successful
TDR programs can be seen in The Pinelands, New Jersey;
Boulder County, Colorado; and Montgomery County,
Maryland. Most success stories fall into the category of
large city, county, and special environmental management
areas. It is important that TDR programs are created on a
large scale (i.e. regional verses small town), this way sellers
and purchasers are better supported. Another ingredient for
success lies within regulations. Regulations must be strict
enough, relative to market demands, to encourage participation. The community also needs ample supply and demand
sides, or sending and receiving areas. Sending areas are designated areas where rights may be transferred and receiving
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Transfer of Development Rights Report: South County
Watersheds Technical Planning
Assistance Project. Prepared by Rick Taintor. April
2001
www.planning.org
www.smartgrowth.org
Dealing with Growth: Alternatives to Large Lot Zoning on
the Urban Fringe
King County Transfer of Development Rights (TDR)
Program
NJ Department of Community Affairs: Office of Smart
Growth
Transfer of Development Rights Programs: Using the Markey for Compensation\And Preservation. J. Hanly-Forde,
G. Homsy, K. Lieberknecht, R. Stone
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Appendix 7:
Cultural Resources
This section provides background, supplementary information, and an approach to cultural resources in support of Chapter
8—Cultural Resources.

A7.1 What are Cultural Resources?
Cultural resources relate only to remains and sites associated with human activities and include the following:


Prehistoric archaeological sites,



Historic archaeological sites,



Historic buildings and ranches,



Elements or areas of the natural landscape that have traditional cultural properties,



Prehistoric and Ethnohistoric Native American Archaeological Sites,

Prehistoric sites represent the material remains of Native American societies and their activities. Ethnohistoric sites are defined
as Native American settlements occupied after the arrival of European settlers in Wyoming. Such sites include villages, seasonal
camp sites, stone tool quarry sites, hunting and butchering sites, traditional trails, and sites with rock carvings or paintings.

A r e a s o f Tr a d i t i o n a l Cu lt u r a l S i g n i f i c a n c e
These are areas, also known as Traditional Cultural Properties (TCPs), have been and often continue to be, of economic and/or
religious significance to peoples today. They include Native American sacred areas where religious ceremonies are practiced or
which are central to their origins as a people, or places where other cultures have a cultural connection.

A7.2 Whose Cultural Resources?
The study and preservation of Wyoming’s Native American cultural resources are important to all Wyomingites. Both state and
federal governments have recognized the importance of protecting our cultural resources since the beginning of the century.
Wyoming law protects certain cultural resources on private property.

A7.3	How do we deal with Cultural Resources?
Laws pertaining to certain projects on private property, such as those involving federal funds or approval, may require protection
of affected cultural resources. The following steps illustrate good practices that protect and mitigate damage to cultural remains
and sites.
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Select Qualified Archaeologists

Records Search

A list of qualified archaeologists can be provided to you by
your State Historic Preservation Office.

If provided with the boundary of the project area on a
USGS topographic map, for a fee, the professional archaeologist can request a records search at the Wyoming State
Historic Preservation Office. This records search will minimally determine the following:

1.

Determine in what fields the archaeologist has been
certified by the Register of Professional Archaeologists.

2.

Determine whether he or she has past experience in
dealing with the appropriate resources, i.e., request
company information and/or the resumes of key
personnel. Some regional archaeological information centers provide lists which specify a professional archaeologist’s areas of expertise.

3.

Determine if she/he has experience working with
the local Native Americans.

Phases
There are three basic phases of concern to the developer,
landowner, and Albany County planning agencies:
1.

Phase I—Inventory of Cultural Resources,

2.

Phase II—Evaluation of Cultural Resources,

3.

Phase III—Treatment of Impacted, Significant
Cultural Resources,

All of these phases should be implemented by a qualified
professional archaeologist.
Phase I—Inventory of Cultural Resources
This phase generally involves three steps:
1.

A records search,

2.

A field survey,

3.

A written report.

In addition, consultation with local Wyoming Native
American tribes is highly recommended. A listing of appropriate Native American tribes, groups, and individuals can
be obtained by contacting the Bureau of Land Management,
State Historic Preservation Office, or the Bureau of Indian
Affairs.
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Whether a part or all of the project area has been previously surveyed for cultural resources;
Whether any known cultural resources have already
been recorded on or adjacent to the project
area;
Whether the probability is low, moderate, or high that
cultural resources are located within the project
area; and,
Whether a field survey is required to determine if previously unrecorded cultural resources are present.
Field Survey
A field survey by a professional archaeologist may be required. The purpose of the field survey is to survey the entire
property for cultural resources.
Site Forms and Written Report
If cultural resources are identified, these items are properly
recorded on official state forms, and a report is written
which describes how the survey was conducted with recommendations for further work. The Wyoming State Historic
Preservation Office has developed cultural resource report
templates, and submitted reports will be reviewed by the
Wyoming State Historic Preservation Office to determine
whether they meet those requirements. If cultural resource
constraints are known from beginning, it is usually possible to redesign the project to avoid impacts to cultural
resources.
Phase II—Evaluation of Cultural Resources

The purpose of this phase is to determine whether a
cultural resource meets one of the criterion for nomination to the National Register of Historic Places.
If the resource is “significant,” then impacts to the
resources should be mitigated.
Albany County Comprehensive Plan - Appendix

Prehistoric Archaeological Sites

There are many types of prehistoric archaeological
sites. Some can be evaluated during the course of the
Phase I survey. Others can be evaluated during an
extended Phase I survey in which the archaeologist
excavates a few shovel test pits to determine whether a
subsurface deposit is present.
Perhaps 10-20% of sites encountered, usually those
that were habitation sites, may require formal test excavations. It is important to note that test excavations
have limited goals and should be limited in scope.
These goals include:
1.

The determination of site boundaries.

2.

An assessment of the site’s integrity, i.e.,
how intact the site is?

3.

The evaluation of the site’s importance or
significance through a study of its features
and artifacts.

Large scale excavations are not necessary during the evaluation stage.
Phase III—Treatment of Impacted, Significant Cultural
Resources

If Phases I and II (inventory and evaluation) determine that no “significant” cultural resources are present within the project area (including access roads),
then no further work is needed and a finding of “no
historic properties affected” can be issued for cultural
resources.
If “significant” resources are identified, there are
several ways to treat and mitigate impacts to these
resources. These include preservation through:
»»

Avoidance,

»»

Creation of conservation easements,

»»

And/or data recovery.

Avoidance: The preferred mitigation measure is site
avoidance. If Phase I studies are conducted early on,
perhaps 80% of all projects can be designed so as to
avoid “significant” cultural resources. This can be done
by ensuring they fall into areas designated as open
space or otherwise undeveloped areas. This is the least
costly mitigation measure and is favored by archaeoloAlbany County Comprehensive Plan - Appendix

gists, local historical societies, and Native American
groups.
Conservation Easements: In some instances, it maybe
possible to deed that portion of the property containing the “significant” cultural resource.
Data Recovery: This is by far the most costly and often
the most time consuming alternative. There are two
types of data recovery:
1.

Data recovery excavations at prehistoric or historic
archaeological sites,

2.

Data recovery through archival and photographic
documentation of historic buildings.

The Discovery of Cultural Resources During Construction

This is to be avoided whenever possible. This can be
done by following the recommendations of a professional archaeologist for exploratory trenching and/
or archival research in old urban areas. When such
exploratory trenching is not practical or feasible, grading or construction monitoring may be recommended
as a mitigation measure.
Albany County Planning Agencies are encouraged
to draw up provisions for the discovery of cultural
resources. These should include the immediate evaluation of such finds by a professional archaeologist. If
the resource is deemed to be a “significant” cultural
resource, impacts should be mitigated by one of the
measures described above. If impacts to the resource
cannot be avoided, sufficient time and funds should
be allotted to excavate a sample of the site. However,
provision should also be made for construction work
to continue at other parts of the site while such archaeological excavations take place.
Involvement of Local Native American Representatives in
the Cultural Resource Management Process

It is recommended that Albany County Planning
Agencies involve local Native American groups in the
management of cultural resources. Native American
leaders and representatives should be kept informed
about proposed development projects, particularly
those situated in potentially or known sensitive areas,
so that their concerns may be heard.

A7.4 Protecting Cultural Resources
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Federal, and in some circumstances state, laws may require a
project’s archeological and cultural resources to be assessed.
These requirements apply to projects on public land, and
they may apply to projects on private property when federal
funds or approvals are involved. The parties proposing the
project may need to find ways to avoid or mitigate environmental damage before they can proceed. Native American
cultural resources can be divided into four categories:
1.

Native American skeletal remains and graverelated artifacts
Different types of burials may occur in one geographic area inhabited by the same tribal group,
especially if it was inhabited over an extended
period of time. There is no way to generalize
about the burial practices of Wyoming Native
Americans; the possibility of discovering remains and methods for preventing or minimizing disturbance of burials should be evaluated
individually for each project.

2.

Traditional cultural properties (TCPs)
Such as villages, campsites, gathering and
harvesting areas, quarries, tool manufacturing areas, rock painting and carving areas, and
burial grounds.

3.

Religious or spiritual sites
Often synonymous with TCPs, these are
traditional locations for events or rites with
spiritual significance. A dance ground, a place
for gathering traditional medicine items, or a
place for an Indian doctor or shaman to gather
strength might be a spiritual site. It could be a
prominent peak, a rock formation, a quiet glen,
or a cave.

4.

Artifacts
Cultural remains left by past peoples. Artifacts
often found in Wyoming may be made of fish
or animal bone, shells of sea animals, stone, or
wood.

Developers can receive benefits from cultural resources in
several ways. First, the public benefit of data recovery projects can be publicized. An archaeologist with the appropriate experience can use public participation for the benefit
of the resources and the developer in a variety of ways. For
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example, the public enjoys visiting archaeological sites; tours
of a large data recovery project can go a long way in promoting community goodwill for a development project. Sometimes a community would like to see exhibits on the history
of the area, often using placards or signs, incorporated into
the design of the development project. The critical factor
is to find the ways in which the community would like to
participate, and to incorporate their goals into the design of
the cultural resources project. The archaeologist managing
such a project must have past experience in working with
the public and the press. The good press and community
good will that can come from this type of project have obvious benefits to the developer.
There can also be economic advantages in preserving or
incorporating cultural resources in planned developments.
These advantages usually take the form of tax credits or tax
incentives. On the federal level, a tax credit of up to 20%
can be offered for the rehabilitation of significant historic
buildings. These buildings must meet the following criteria:
1.

They must be included on the National Register of
Historic Places or meet state certification criteria.

2.

The rehabilitation must be done to the Secretary of
the Interior’s standards.

3.

The planned use must be income-producing.

The Wyoming State Historic Preservation Office can offer
guidance to developers on evaluating their property’s eligibility for the federal tax credit program. Other incentive
programs may apply to a particular property; it is recommended that developers discuss this issue with the appropriate planning agencies for their particular project. For
example, other programs may include benefits for granting
easements (see above for conservation easements), for rehabilitating facades, and for easing zoning requirements.
The cultural resources plan sets out the goal and policies of
Albany County as they relate to cultural resources. It also
presents action strategies to implement each policy. The
policies and action strategies are intended to guide the
county’s boards, citizens, development community, commissions, and staff. References to applicable state and national
historic/cultural resources criteria and other relevant material for each appropriate action strategy are also identified.
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Appendix 8:
Glossary of Terms
Cluster Development: Development is concentrated on a portion of the site; the remainder is left open. By separating
lot size from density (i.e. by placing homes on smaller lots than provided for by the allowed gross density), cluster development can preserve a certain percentage of a parcel as open space, which allows preservation of uses that people associate
with the rural landscape.
Cluster development can help preserve the balance between natural systems and human activity—the required open space
is sufficiently large enough to accommodate rural uses and environmental processes. Gross densities must also be set at a
level that does not threaten rural processes or create excessive demands for urban levels of service.

Figure A8.1: Image of cluster development concept: One area of each property is
developed leaving open areas, as opposed to developing all the property. This is a design
respresenting the concept, not Albany County. Source: Ken Last.
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Conservation Easement: An easement is a legal restriction on the use of all or a portion of a particular property.
While the ownership of the land does not change, the
owner’s right to use that portion of the property subject
to the easement is limited. Conservation easements are
used for a wide range of public goals such as land and scenic conservation and agricultural preservation. Acquisition of conservation easements can normally be achieved
at a much lower cost than the price of the land since the
owner can still own and use the land in a manner consistent with the easement. Conservation easements may
be obtained by either a public agency or by a nonprofit
organization such as a land trust.
County Node: Areas of the county that have existing
development but are outside the Laramie Urban Growth
Area and water districts have been identified as relatively
growth efficient places to direct future development.
These areas may not have water and sewer systems but are
characterized by a concentration of existing residences;
existence of services such as a sheriff ’s office, school, or
post office; commercial uses; areas serviceable by law
enforcement and fire protection districts; areas near
existing infrastructure such as roads and utility lines; and
areas identified by public input as areas appropriate for
additional development.
Development: The carrying out of building, engineering, mining or other operation in, on, over or under the
land, or the making of any material change in use of any
building or other land including commercial, residential
and industrial uses.
Growth Efficiency: A measurement of the proximity of
existing and future development to existing infrastructure
and services. The closer the proximity to multiple services and infrastructure, the higher the growth efficiency.
Landscape Sensitivity: A weighted measurement of
different landscape features to determine areas that would
most likely be impacted by development. The more
aspects of the land deemed to rank highly sensitive, the
greater the landscape sensitivity rating.
Large Lot Zoning: Require a minimum lot size for the
issuance of a building permit for residential structures.
The minimum lot size would be a size reflective of large
agricultural operations.
To conserve viable agricultural lands, to conserve the
agricultural character of the countryside, and to encourage more efficient development patterns, properties in
Priority Growth Area 4 (agricultural areas) would ideally
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remain large such that agriculture remains viable. However, subdivisions exceeding 35 acres in size are exempt
from County subdivision review, and many developers
opt for creating 35+ parcels to be sold for rural residential purposes. Unfortunately, this practice results in many
problems for the County as there is no County authority
to require safety measures, adequate roads, etc. Additionally, the practice of creating 35-acre tracts has severe
implications for open space and natural resources.
The large lot zoning concept honors the law where
subdivisions of resulting properties of 35 acres or more
is exempt from government review. Zoning laws are
different from subdivision laws in that they regulate land
use and density while subdivision regulations relate to
the division of land into parcels. To limit development in
areas that would outpace the County’s ability to service
them, zoning can be applied that calls for a minimum lot
size required to receive a building permit. This minimum
lot size can exceed 35 acres.
For example, a zone could have a minimum density of
one dwelling unit per 640 acres, meaning that only one
building permit would be allowed for every 640 acres.
Parcels less than 640 acres could be created (per state
subdivision law) but would not necessarily be entitled
to a building permit to develop the land per the County
zoning ordinance. Parcels of 640 acres or more would be
allowed to acquire a building permit and construct a residence. Thus, there is an opportunity to apply zoning to
regulate the propagation of development in agricultural
areas without services, infrastructure or other adequate
support. Various densities have been discussed for large
lot zoning in Albany County, but further consideration is
needed to determine the specifics of this approach.
Existing parcels created prior to the date of adoption of
such a zoning ordinance would be grandfathered, meaning these parcels would be non-conforming to the new
rules but would still be able to pull a building permit to
construct a house. The large lot zoning ordinance would
apply to any parcels and building permit applications applied for after the date of adoption.
It appears that large lot zoning would be an appropriate
tool to curb inefficient growth in Albany County. This
linked with cluster developments would help retain
levels of service in the future and preserve our treasured
agricultural lands. There is a lot of detail to consider
during the development of the large lot zoning ordinance.
During this Comprehensive Plan process, many of these
details were considered as described above. However,
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the detail will need to be further researched during the
development of the zoning ordinance to determine the
best approach for the County. What is the incentive to
keep the land intact verses selling to a developer? What is
the appropriate lot size for a building permit that makes
sense and actually makes a noticeable difference – 150,
200, 300 or 600 acres? Should ranchers and farmers get
a number of “quick” subdivisions allowed to aid in family
expenditures like putting children through college, paying medical bills, and funding retirement?
This conversation has not been a part of the public
dialogue during the Comprehensive Plan update. The
concept needs to be discussed and adjusted according to
public input before an exact prescription can be applied.
The County can start to answer the questions that need
answers. The County can start by looking at the Assessor’s data to determine the range of parcel sizes for agricultural production and determine what an appropriate
large lot is and how many properties would be affected.
The County could analyze what an appropriate number
might be for a farmer or rancher exemption.

are transferred to another site, allowing a property owner
to seek profit while preserving land. Transferring development rights (TDR) can shift or move development
from a less desirable to a more desirable location. For
example, on four acres zoned for four 1-acre lots, a developer could be encouraged to create four ½-acre lots in a
cluster that leaves the remaining two acres open. A TDR
system merely allows the same concept to be applied to
non-contiguous parcels (transferring density to another
parcel to leave the first parcel open). Density increases or
“bonuses” may be used as incentives to cluster development and preserve open space.

Without serious dialogue with the residents that would
directly be impacted, it is premature for a solution to be
provided with this Comprehensive Plan update. However, the genesis of the program can be built on the bigger
picture provided in this update.
Right-to-Farm Ordinance: Often when residential
development occurs next to areas of agricultural land,
agricultural operations become the subject of nuisance
complaints. A Right-to-Farm Ordinance can be adopted
to define and limit cases in which agricultural operations
may be considered a nuisance. They may also require
setback rules for new development on adjacent properties
to distant the development from the agricultural operation. Many such ordinances include a disclosure notice to
prospective property buyers that informs them that if the
property they are purchasing is in the vicinity of agricultural land, they may be subjected to certain inconveniences associated with normal agricultural operations.
Sliding Scale Zoning: A type of zoning which determines the number of times a parcel can be divided
based on the acreage of the original parcel. Generally the
larger the original tract, the lower the density of allowed
subdivisions. This technique may be combined with buffer regulations, protection of environmentally sensitive
lands, cluster zoning, minimum or maximum lots sizes,
and other zoning options.
Transfer of Development Rights: Development rights
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