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Thinking together about what we want
this region to be like for
our children and grandchildren
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Thinking About What We Want
The High Plains Initiative (HPI) began a conversation among residents of Goshen and Platte counties about what we love and value about living here and how we
preserve those things for future generations while allowing for growth and development. This public-driven report reviews the process and the input received since
August 2010 through workshops and surveys.
Goshen and Platte counties find themselves at interesting crossroads. This region has not seen much growth since the 1980s, but we are facing significant and rapid
potential growth if wind and oil development occurs. Even if our counties continue to experience flat or declining population, our communities still face hard decisions
on how to pay for aging infrastructure with a limited revenue stream.
Our hope is that the public input contained within this document will prove useful for local elected officials in making future decisions about how to preserve our safe,
friendly communities without violating private property rights and without using intrusive government regulation.

Safe, Friendly Communities
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About us
Goshen and Platte counties are not strangers to community visioning. If you have ever driven on our county
roads, used emergency services or had garbage picked up, you have experienced the benefit of our forefathers’ vision to lay down those roads and plan for emergencies and basic services. Given the very low rates
of growth in Goshen and Platte Counties in recent decades, what would we do if the number of homes, jobs
and population rapidly grows as a result of wind and oil development? Alternatively, how can our counties
continue to provide essential services if there is no growth?
The High Plains Initiative (HPI) encourages residents of Goshen and Platte counties to have a community
conversation on how to handle future growth and still preserve the close-knit communities that make the
region so special. HPI is a pilot project of Building the Wyoming We Want (BW3), which has served in a
supportive role by providing staffing, facilitation, guidance and financial support. This regional effort is led
by leaders of Goshen and Platte counties to offer conclusions for the future based on the ideas and values of
area residents. (See list of Executive Committee and Steering Committee members on page 47.)
Today HPI is a regional project covering two counties, but it did not start that way. In 2009, Wyoming Gov.
Dave Freudenthal challenged communities statewide to take part in a long-term public visioning project
during the BW3 conference in Casper. While Goshen and Platte counties had originally approached BW3 as
separate entities, their commonalities brought them together in a joint regional project, with the support of
both counties’ commissioners and the local economic development groups.
Through this public process, residents discussed ways to preserve the quality-of-life that we have come to
know. Public preferences for development are summarized in a series of scenarios. The initiative provides
information to local elected officials and residents to residents to consider when making decisions regarding
growth and development. The conclusions provide suggestions for development that could preserve what the
communities want for future generations.
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Conversation
“This process is important to me As a
resident rancher in Goshen County who
grew up here and chose to live here
to see our values preserved for future
generations. it is also important to me
as my role as a county commissioner to
receive public input to help guide our
future decisions.”
- Ross Newman, Goshen County Commissioner
and HPI Executive Committee member during the Growth
Summit in September 2010
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What is the Purpose of HPI?
The purposes of the HPI project are to identify the things we value today - that allow for a high quality of
life in the region and discuss how to preserve them for future generations. This report provides community
members and elected officials with a sound understanding of the values we possess and information, based on
public input, to consider while making decisions regarding future growth and development.
This document gives a detailed report of this community conversation on how to handle future growth and
still preserve the close-knit communities that make the region so special. The report covers all the steps taken,
the data collected, and growth scenarios considered in the process. Below is a quick review about what each
chapter contains.

Introduction
Introduction
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•

Chapter 2 Population and Land Use Trends - In order to examine where Goshen and Platte counties
are headed in the next 30 years, the first step in the process was to summarize population growth/decline,
addition of residences, development and land use trends since the 1950s.

•

Chapter 3 Values - This chapter covers the results from the regional values study, as well as additional
values that became apparent through the process like private property rights, low taxes and finding options
that do not involve an increase in intrusive government regulations.

•

Chapter 4 Public Process - This chapter outlines the committees that make up HPI, the steps of the public
process and the development of the Business as Usual Scenario.

•

Chapter 5 Alternative Scenarios - These scenarios capture three alternative scenarios and the Business
as Usual Scenario of how the two counties might develop in the next 30 years. Each scenario presents

HPI Steering Committee completes a facilitator training session during a September 2011 meeting in Fort Laramie
prior to the October workshops.

fiscal and land use information and projected effects of economic growth, for
purposes of informing citizens and enabling them to express informed preferences about how their communities should grow.

The four goals of the HPI visioning process are:
•

GOAL 1: To engage citizens and stakeholders in activities that explore
growth issues and choices.

•

GOAL 2: To develop a range of growth scenarios based on local values and
public preferences.

What is Regional Visioning?

•

GOAL 3: To explore consequences and options for each scenario.

Visioning is a chance to take a look at our region and envision what it could become as the future unfolds. A visioning process:

•

GOAL 4: To offer conclusions based upon the public input and give those
conclusions to the local elected officials as a reference.

•

The visioning process used in HPI gathers information and data through surveys,
mapping exercises and public workshops to form conclusions that are then given
to elected officials to consider in their decision-making concerning growth and
development.

•

•
•
•

Chapter 6 Conclusions - The conclusions provide suggestions and ideas for
community members and elected officials to use for continuing the conversation and to consider when discussing future development.

Illuminates the common values and concerns shared by residents in the
project area.
Provides forums where the voices of all interested and concerned citizens
are heard.
Enables information-gathering and sharing, broad participation, and dialogue.
Delivers technical expertise tailored to the needs of the project.

HPI is a grassroots process. Input from the community gives the process local
control and shapes how we can create and maintain the Wyoming we want for
our children and grandchildren. Local residents and property owners control the
process and recommendations regarding land-use, development and transportation are at the local level.

What We Value
Heart + Mind Strategies, a nationally respected polling firm, conducted the 2010
values study which compared attitudes in Goshen and Platte counties to ones held
by Wyoming residents as measured in a 2009 survey by the Building the Wyoming
We Want initiative. The study found that residents of Goshen and Platte counties
placed an even higher value on living in safe, small and friendly communities.

VALUES
“One of the processes the Initiative goes through is to determine the values of local people, and
why they like living where they live, and there’s a list that’s been created through their surveying,
including things like small towns, low crime rates and low taxes. One of the things that’s been
identified as a value from the beginning is property rights.”
- Terry Stevenson, Platte County Commissioner and HPI Executive Committee
member in the April 29, 2011 Wyoming Livestock Roundup
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Both counties identified agricultural lands, senior centers, and churches as more
important ideal community elements compared to the rest of the state.
Through the public input process, some participants expressed concerns over
respecting private property rights, keeping taxes low and finding options that do
not involve intrusive government regulations. Although these values were not
identified in the initial survey, the HPI Steering Committee addressed these concerns in their discussions and they are noted in this report.

Themes
The HPI Steering Committee and technical advisors reviewed public input
carefully to identify common themes when looking at what patterns emerged
in workshop discussions and mapping exercises about housing, development,
transportation, trails, conservation, cultural and historical assets.

Housing and Development Themes
Where did participants feel that new residential development should be
located? Where would they like to see commercial development?
Did residents prefer separate or mixed uses?
Preserving our agricultural communities surfaced as an overwhelming theme in
the public input, which is also a value that was identified in the initial steps of
the process. During the first round of workshops, participants typically placed
new homes in existing developments, both in towns and those in rural areas.
Commercial development also was placed within towns, on the boundaries of
communities or in existing rural developments. While participants did not want
to tell private property owners where to build, there was recognition that local
governments, facing revenue shortages, could not absorb the increased costs of
building roads, maintaining roads and providing emergency services to new rural
developments. Part of the conversation focused on requiring new developments

Planning Ahead
“Torrington has been working diligently
in recent times trying to work on
infrastructure, sewer lines in certain parts of
town, public safety issues and more. If you wait
until growth occurs, it’s more expensive. We
want to plan ahead”
- Lisa Johnson, executive director of Goshen County Economic
Development Corp., Goshen County rancher’s wife and HPI Executive
Committee member in October 2010
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to share these costs with local government and to inform potential property
buyers what they might expect in the future as to government services and how
they might be expected to bear the incremental costs of added or improved
infrastructure and maintenance themselves instead of the burden being borne by
region-wide taxpayers.

Transportation and Trail Themes
What highway enhancements were identified? Did residents place a value
on trail systems?
As part of the mapping exercises, participants selected roads where they would like
to see highway enhancements to improve public safety, to increase accessibility
of communities and to encourage economic development. In Goshen County, the
conversation included expanding U.S. Highway 26 to four lanes from Torrington
to Scottsbluff and adding passing/turning lanes on Wyoming Highway 159 (Van
Tassell) North of Torrington. In Platte County, participants discussed an expansion
of U.S. Highway 26-Wyoming Highway 320 from Guernsey to Wheatland, as
well as grid improvements to the Wheatland street system. Of the participants in
favor of a trail system, many believed that they should be in town/county and on
public land. Those not in favor of a trail system did not want to see government
funds used on such a project, and some expressed concerns about the use of
eminent domain.

Conservation Themes
Are any lands identified? If so, why are lands valued?
Participants placed a high value on preserving our agricultural heritage in general
and not seeing agricultural land disappear. Additionally, participants tended to
place future commercial and residential development within or close to existing
communities rather than on undeveloped agricultural land. Ultimately, it is up to
the landowner to decide if and how they wish to conserve areas of their property.
There was also general consensus about preserving existing state and national
parks in the region.

Cultural and Historical Sites Themes
How should cultural and historical sites be handled?
Should they be preserved?
Workshop participants tended to express the desire to preserve areas that had
cultural or historical significance such as Fort Laramie, Register Cliff and Oregon Trail Ruts. Particularly in the Guernsey and Fort Laramie area, there was
significant interest in working together to become a recognized tourism corridor
to take advantage of the historic sites and drive new revenue streams to local
communities.

“The purpose (of HPI) is to look ahead and
Decide what we think would be sound
economic development for our communities
and what things we cherish and wouldn’t
want compromised as a result of any type of
economic development.”
- Dan Brecht, Platte County resident, executive director of the Platte
County Economic Development Corp. and HPI Executive Board
member in the March 2010 issue of the Platte-Record Times
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A Conversation
A regional vision can only succeed if it reflects the will and desires of the region’s inhabitants. The wishes
of any person, government or organization cannot alone shape such a large area over such a long time span.
Any visioning process that hopes to positively affect development over two counties in the coming decades
must be generated from a large base of active citizens and committed stakeholders. A successful vision is an
opportunity for the residents of a region to make informed choices about the shape of their community based
on the best available data.

Public-Led Project
•

Executive Committee - To ensure that the process was both public and local, this project was directed by
the Executive Committee. The Executive Committee was composed of county commissioners, economic
development leaders and co-chairs from the private sector. The Executive Committee ensured a transparent and public process in which residents could explore the challenges associated with growth. This committee focused on making sure the process, results and recommendations reflected the region’s values and
priorities. (See list of Executive Committee members on page 47.)

•

Steering Committee - The Executive Committee solicited volunteers to be on the Steering Committee.
The Steering Committee reflected a wide range of opinions in the region and brought specific local knowledge of different issues. These local volunteers who live in the region serve as business leaders, elected
officials, media, economic development board members, community leaders and residents. Since February 2010, the Steering Committee met regularly through the process, reviewing workshop materials data
before they were presented to the public. (See list of Steering Committee members on page 47.)

HPI Steering Committee reviews initial data for baseline business as usual scenario during an August 2010 meeting at
Eastern Wyoming College in Torrington.

•

Technical Advisory Committee - The Technical Advisory Committee was
a group of Steering Committee members with expertise in engineering and
development in the region. This group reviewed technical data and themes
prior to sending the information to the rest of the Steering Committee. The
committee also made sure that information shared was accurate and technically sound.

Grassroots Process
While the Executive, Technical Advisory and Steering Committees directed the
process, all input about development and growth preferences came from citizen participation. The vision is the result of local residents expressing what
they want for their community. HPI applied the following process to achieve a
broadly supported vision:
•

Completed a values study.

•

Researched recent and projected population and land use trends.

•

Explored growth issues and choices through civic engagement and stakeholder participation.

•

Formed a Business as Usual Scenario.

•

Developed a range of scenarios based on public preferences of growth issues
and choices.

•

Explored the positive and negative consequences of each scenario.

•

Engaged residents in evaluation of the scenarios and their components.

•

Created and offered conclusions for the region that reflect the choices made
by the public.

Growth Summit
On September 28, 2010, the High Plains Initiative kicked off the public process
with the Growth Summit held at the Wheatland High School. During the summit,
residents heard about current growth trends in the region, the values research and
the Business as Usual Scenario. In addition to Gov. Dave Freudenthal, speakers
included Cindy Witt, co-chair of the HPI Steering Committee, Goshen County
Commissioner Ross Newman, Platte County Commissioner Dan Kirkbride, and
Anja Bendel, Executive Director of the High Plains Economic Development
District.
Growth Summit in September 2010

Looking Ahead
“If oil and wind come in, what are we going to do with all
that money? After 100 years of living like a poor cousin to the
rest of the state, what would we do if development, jobs and
population swell from wind and oil development? We will
have the opportunity to make prudent use of the money. We
are only limited by Our own imagination.”
- Dan Kirkbride, former Platte County Commissioner and HPI Executive Committee
member during the Growth Summit in September 2010
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First Round of Workshops

Developing Concepts and Trends
Once the Business as Usual Scenario was created, local residents were asked to
participate in one of the public workshop mapping exercises. These were held
in nearly every community in Platte and Goshen counties. From October 2010 February 2011, approximately 300 residents from both counties participated in
17 workshops and the online survey.
This exercise asked participants to review the Business as Usual Scenario and
discuss if it preserved their values/priorities for their children and grandchildren.
If not, they were asked to review other development trends and create the region
they wanted for the future. A mapping exercise gave workshop participants the
opportunity to place the projected amount of population growth onto the study
area. Both the maps and the land use chips were to scale, and participants were
asked to achieve a target number of jobs and housing units. This helped simulate
the real impact of growth.
Along with chip placement, participants were encouraged to consider development in a number of areas including:

Future Plans

•

Residential development on lots less than an acre, between 5-35 acres and
35 -100 acres

•

Commercial development - where to put the businesses and what kind of jobs

•

Roadway improvements and trails

people in southeast Wyoming feel nervous,

•

Tourism, parks, cultural or historic sites

said Anja Bendel, executive director of the

•

Agricultural lands

economic development district.

Existing land use in the region was limited to single, distinct uses. At the workshops, land use chips were available that allowed for the separation of housing,
commercial and employment (similar to what has been built in the last few decades). Mixed use chips were also provided as an alternative, allowing housing,
jobs and services to be located near, if not on top of one another. Such a mix
of uses is not common in modern construction, but was the norm in traditional
towns before World War II and can be found in most historic downtowns with
businesses located on the street level with apartments. Most maps produced at
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Despite the possible economic upside, some

“There’s just kind of a fear of, well,
what are we looking at? Just kind of a
fear of being caught flat-footed.”
- Associated Press article August 2010 discussing the potential
effects of a southeast Wyoming oil boom at Oil Seminars. Anja Bendel is
a Platte County resident and member of the HPI Executive Committee.
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the public workshops contained both types of chips, often centering mixed use in
towns and dispersing residential development on the outskirts of towns. Mixed
use chips accounted for about 20 percent of the chips placed on all maps.
Analysis of Results

Developing Scenarios
After the completion of the first round of workshops, the maps were gathered and
data from each map was recorded by putting clear grids over the maps. This data
was entered into a geographical information system (GIS) program.
This analysis focused on trends, namely where the majority of workshop participants placed chips during the mapping exercises and not on the specific locations
where participants placed individual chips. For example, one common theme
that appeared was that residents preferred to have future development in existing
communities and existing rural developments.
Part of the analysis process included sorting and categorizing the maps into different scenarios. The “Business as Usual” Scenario was created to reflect what
the region would look like if the current trends continue. The “Combined” Scenario was created by taking the most frequently used land use chips from all of
the maps, which created a most common use scenario. The Dispersed Scenario
is a representation of the ten least dense maps, meaning development was more
spread out across the region, with more space between structures. The Compact
Scenario is a representation of the ten densest maps, meaning development was
clumped together with less distance between structures.

Lisa Johnson and Steve Achter work on recording the data from the workshop maps.

These scenarios capture four distinct possibilities of how the two counties might
develop in the 30 years. Each scenario was illustrated graphically as a map and
modeled to generate fiscal and land use information and impacts. This allows
citizens to make an informed choice on how their communities could grow.
Throughout the analysis process, the HPI Technical Advisory Committee reviewed the process and the results, making changes and suggestions where needed to better reflect the region. Then, the HPI Steering Committee reviewed the
information gathered and the results.
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Second Round of Workshops

Gathering Input About Scenarios
After the scenario maps and impacts for each scenario were completed, a second
round of workshops was held in eight communities in April 2011. The public had
the options of also completing an online survey and submitting comments to both
the Goshen and Platte County commissioners. This second round of workshops
gathered public feedback on growth scenarios through a survey.
During the workshops, participants learned about the alternative scenarios and
how they handled projected population growth. Participants also discussed how
the things they value in their communities could be impacted by this growth and
future development. These vision scenarios are tools to identify how changes
and growth that may come to the region in the future are addressed and how
this impacts what residents of Goshen and Platte counties value. The workshops
discussed the consequences of the growth strategies embodied in each scenario
and compared various quality-of-life measures among all scenarios including the
Business as Usual Scenario. The alternative scenarios and impacts of each scenario are discussed in the next chapter.
The second round of workshops brought out a small group of citizens opposed to
the HPI project. The same group of people attended all the workshops to express
their concerns. Among their chief concerns was their belief that visioning projects violate their private property rights.

In addition to answering questions within the survey, the public had the
opportunity to submit written comments either at the workshops, online or send
them to their county commissioners. During this second round of workshops,
concerns were expressed over preserving what residents value and about the HPI
process. The following is a summary of those concerns expressed.
1. Values – There were concerns expressed by a small contingent of participants
that HPI process did not respect property rights and threatened to increase
government regulations. Although the values of private property rights and
less government regulation were not identified in the initial values survey by
Heart + Mind Strategies, the HPI Steering Committee gave these values the
equal priority. Indeed, the values presented through the public input helped
shape the recommendations contained in the document and changed the visioning process to better fit the region. See Chapter 3 for the discussion on
values and priorities.
•

Protection of private property rights. Comments from some of the
participants stressed the importance of maintaining private property
rights and stressed that only private property owners have the ability to
say what happens on their property. Some expressed that no plan should
dictate what happens on private property. Some comments focused on
the importance that decisions be dictated by individual choices in a free
market place. There was also opposition by some to any planning or zoning initiatives that would dictate what happens on private property.

•

Less government regulation and interference in private citizens’
lives. Comments from some participants included a preference for less
government regulation and preserving individuals’ freedoms to live how
they want to live and where they want to live without any government
influence. In particular, there was a distrust of the federal government.
Some expressed that they live in Wyoming to avoid what they view as
oppressive regulations passed elsewhere.

2. Process - There were concerns expressed over how the HPI visioning process worked both from those who opposed the project and those who wanted
planning initiatives.
•

14

Decisions about the region should be made by local elected officials
not by outside entities. Some comments stressed the importance that
decisions be made by local elected officials and residents in the region
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and opposition to outside groups directing the path of communities in the
region. Some of the participants brought up their view that HPI is led by
outside special interest groups or the federal government. Response by
HPI Executive Committee: The HPI project is led by residents of Goshen
and Platte counties. Please see page 47 to read who was on the HPI
Steering Committee and who funded the project.
•

•

Questions over how the HPI document and data would be used in
the future. Mostly tied to a fear that HPI was led by outsiders, there
were concerns expressed by a group of participants that the HPI document and data would be used against residents to achieve objectives supported by outside groups, in particular the federal government agencies
like U.S. Department of Housing and Urban Development (HUD) and
U.S. Environmental Protection Agency (EPA). Response by HPI Executive Committee: The HPI project is led by residents of Goshen and Platte
counties. The document will be given to local elected officials to consider
while making decisions regarding future growth and development. All
decisions concerning private property rights by local elected officials
must follow Wyoming laws.
Concern over having too few people make decisions for the whole
region. Comments by some participants addressed their fear that a
handful of people should not make decisions for everyone. In particular,
some expressed concerns that not enough residents participated in the
HPI process and those residents who participated in the HPI process
represented one particular mindset. Response by HPI Executive

Committee: HPI is not making decisions – rather, it is collecting
residents’ opinions and putting them in a document for elected official to
review. HPI had a broad invitation to the entire region, sending letters
and emails, talking to community groups, placing posters in all the
communities, and running newspaper and radio advertisements.
•

Support for planning for the future. Comments included the need for
plans to handle future growth, community needs like electric transmission, and appreciation for the ability to participate in the process. There
were concerns that the process had become too focused on preserving the
property rights of county residents, and, as a result, ignored the desire for
planning initiatives in the communities.

HPI Report

Compiling Public Input in Document
HPI is not a statistical study, rather a conversation among local residents that
allows all viewpoints to be discussed. The Executive Committee has chosen to
give a report detailing the quality of life priorities or values of the region and the
public input given about each scenario. It is the hope of the Executive Committee that this conversation will be useful for local elected officials as the region
faces potential growth from energy development or the lack of growth. The HPI
Steering Committee will present the report to local elected officials in Goshen
and Platte counties. It is up to elected officials and private property owners to
take this public input into consideration.

What is Next?
“The recommendations will be handed over to the local government officials, and
that’s the end of the project. .....Any kind of implementation would go through the existing
processes of local governments. For example, planning and zoning questions or recommended
changes would have to go through the exact same process as any planning or
zoning change under state statute, and it’s been that way since 1976.”
- Terry Stevenson, Platte County Commissioner and
HPI Executive Committee member in the April 29, 2011 Wyoming Livestock Roundup
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Knowing What We Want
We need to understand the long-term consequences of the choices we make today. Values analysis uncovers
what residents prize most about living in their communities and what they want to preserve for future generations. Understanding our priorities helps us evaluate the potential impact that future development could have
on the quality of life in the region.

Values Research
Heart + Mind Strategies, a nationally respected polling firm, conducted the 2010 values study which compared attitudes in Goshen and Platte counties to attitudes held by Wyoming residents as measured in a 2009
survey by the Building the Wyoming We Want initiative. The 2010 telephone study interviewed 220 residents,
half of whom live in Platte County with the other half from Goshen County. The study, funded by BW3, found
the following:

Values
16
16

•

Residents of Goshen and Platte counties place an even higher value on living in safe, small and friendly
communities and are even more optimistic about the future than Wyoming residents overall.

•

Both counties identified agricultural lands, senior centers, and churches as more important ideal community elements compared to the rest of the state.

•

Residents in Goshen and Platte counties do not place as much value on living close to public lands, workplaces, restaurants and entertainment as do Wyoming residents overall.

•

Residents in both counties support wind development.

•

The two counties differed on growth and protecting land and water. Goshen County is concerned with
growth and is much more interested in protecting land and water. Platte County residents are more likely
to believe that growth should be encouraged and fostered. Goshen County also was more concerned with
poor healthcare programs and the shortage of doctors.

Priorities Presented During the Process
Through the public input process, residents expressed and placed high value
on respecting private property rights, keeping taxes low and finding options
that do not involve intrusive government regulations. Although these values
were not identified in the initial survey by Heart + Mind Strategies, the HPI
Steering Committee gave these values the same priority as those revealed in
the survey. Indeed, the values presented through the public input helped shape
the conclusions contained in the document and changed the visioning process
to better fit the region.

Private Property Rights
Both at the HPI Steering Committee level and through public input, residents
placed a high priority on private property rights. The HPI Steering Committee
changed the initiative to better suit the region’s needs by eliminating detailed
growth maps from the final report.

Keeping Taxes Low
Residents also expressed the importance of pursing efforts that did not raise
their taxes. Part of the discussion focused on the potential problem of the local government’s ability to pay for additional roads and emergency services
to new rural developments. Facing a limited revenue stream, government entities will likely struggle to pay for services unless new funds surface. The
idea of government entities sharing these costs up front with developers was
discussed.

Less Government Regulation
Residents wanted to see options that would not encourage more government
regulation. Much public input strongly opposed zoning as a primary method
of arriving at desired scenarios. However, efforts that involved the carrot and
not the stick received support. For example, instead of using zoning to limit
development to a specific area, suggestions were made to find ways to encourage development in desired areas by putting in needed infrastructure such as
improving roads. The idea is that private developers would be more likely to
build in an area with infrastructure.

Priorities
“THIS INITIATIVE GIVES ALL OF US AN OPPORTUNITY
TO IDENTIFY WHAT WE VALUE MOST IN LIVING IN THIS
REGION. THOSE VALUES WILL HELP GUIDE DECISIONS
THAT DETERMINE A LONG RANGE VISION FOR THE
FUTURE OF OUR REGION.”
- Julie Kilty, Goshen County resident and Co-Chair
of the HPI Steering Committee

the high plains initiative
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Population and Land Use Growth Trends
In order to examine where Goshen and Platte counties are headed in the next 30 years, the first step in the
process was to analyze population growth, development and land use trends since the 1950s. This included
looking at census data, any studies that have been done and data from the county assessor’s offices in both
counties.
Since the 1980s, when the region experienced growth, Platte County has seen a steady decline in population
whereas Goshen County continued to slowly grow. While Goshen County saw 5.6 percent in growth in the
last decade, Platte County was one of two counties in Wyoming that saw its population drop during the same
period.
Interestingly, even without a huge spike in population growth, the number of developed residential acres,
looking at parcels under 100 acres, has been increasing steadily in both counties over the last decade.

Population and
Land Use Trends

Residential Acres Developed:
Since the 1950s, about 1,600 acres have been developed per decade in Goshen County and about 2,000 acres
County
(9,827)
per decade in Platte County. According to Goshen
the Goshen County
Assessor’s Office,
since the 1950s a total of
9,827 residential acres have been developed in Goshen County with 3,731 lots under 35 acres, and 6,096 acres
12,00035-100 acres. Platte County experienced 12,271 residential acres developed
in ranchettes, which are between

Development of Acres Vs. Housing Units
10,000

8,000
While actual number of
residential units has steadily climbed since the
1950s, the number of acres per residential unit developed has
6,000
accelerated due
to the increase of ranchettes, which are
residential parcels of land between 35-100 acres.

4,000
Data obtained from the Assessor’s Offices in Goshen and Platte counties
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0
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Type of Housing Vs. Parcel Sizes

Commercial Property Trends

In Goshen County, 54 percent of homes have been built on less than one acre since 1980 with 77
percent being traditional single family units, 10 percent being townhouses or condos and 13 percent being mobile homes. In Platte County, 49 percent of homes have been built on less than one
acre with 98 percent being single family homes.
Data obtained from the Assessor’s Offices in Goshen and Platte counties

Regional Commercial Acres
Developed by Decade
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Goshen County
Platte County
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Type of Housing Unit Goshen County
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Type of Housing Unit Platte County
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This graph represents the number of commercial
acres developed by county by decade from 1950 to
the 2000s. Platte County is in red, while Goshen
County is in blue.

Total Regional Commercial Acres
Developed by Decade
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This graph represents the cumulative of the commercial acres developed by decade. Starting with the
years previous to 1950 and continuing to the 2000s,
Platte County is represented by green, while Goshen
County is represented by blue.

Platte County Assessor’s Office
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since the 1950s with 4,897 in lots under 35 acres and 7,374 in ranchettes, according to the Platte County
Assessor’s Office.
On the other hand, while actual number of residential units has climbed since the 1950s, the number of acres
developed has accelerated due to the increase of ranchettes. In Goshen County, about 378 residential units per
decade are built on properties less than 35 acres and about 18 homes on ranchettes. In Platte County, about
421 residential units per decade are built on properties less than 35 acres and about 25 homes on ranchettes.
Both counties saw a significant increase in the last decade in the number of ranchettes being built with Goshen County almost doubling units built from 21 in the 1990s to 43 in the 2000s. Platte County experienced
a greater increase from 27 homes on ranchettes in the 1990s to 72 in the 2000s. While the overall number of
ranchettes is not “high,” they occupy much more acreage per residence compared to smaller lot homes.

Goshen and Platte County Population
(0.8%) and Employment (0.83%) avg. over
30 years (1970-2000)

30,000
25,000
20,000

Employment
Annualized employment
Population
Annualized population

15,000

10,000

5,000
0

1970 1975 1980 1985 1990 1995 2000

Wyoming Department of Administration
and Information, Economic Analysis
Division

In Goshen County, 54 percent of homes have been built on less than one acre since 1980 with 77 percent being
traditional single family units, 10 percent being townhouses or condos and 13 percent being mobile homes. In
Platte County, 49 percent of homes have been built on less than one acre with 98 percent being single family
homes.

Baseline Additional Acres
22,000 Additional Acres

30,000

Looking ahead 30 years

25,000

Looking 30 years into the future, it is feasible to assume that something like energy development might
happen in these counties that would produce a boom similar to what the region experienced in the 1970s
followed by two decades of slow growth. From 1970-2000, the average population growth in Goshen and
Platte counties was 0.8 percent per year while employment grew an average of .83 percent per year, a roughly
one-to-one ratio.

20,000
15,000
10,000
5,000
0

HPI developed its projection by taking the job growth that occurred in Platte and Goshen counties from 1970
– 2000 and applying it 30 years into the future to the year 2040. Under this projection, the region could see its
population grow by 24 percent, adding 4,800 people to the population, and job growth of 25 percent, adding
2,070 jobs to the region. To put this into perspective, if the numbers are averaged out this means a growth of
approximately 160 people per year across both counties.
When we start looking at development trends in past decades and take those 30 years into the future, HPI

9,827

Goshen County Goshen County Platte County
Today
2040
Today
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Platte County
2040

Platte: about 12,551 additional acres
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Goshen County Goshen County
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Goshen: about 1,260 additional units

20

Commercial
35-100 Acres
<35 Acres
Existing Acres

12,271

Goshen: about 10,201 additional acres

HPI developed an assumption about what the Business as Usual Scenario would look like 30 years into the
future for the region if the current approach to development continues. First, the assumption was made that
while energy development is likely, it is not likely that growth due to energy development would continue for
30 years. However, it is reasonable to assume that the region would have at least one decade of growth and
two decades of slower or no growth on average.

24,822

20,028

Platte County
Today

Platte County
2040

Platte: about 1,425 additional units

Projecting Population, Jobs and Land Use for 2040
Under the Business As Usual Scenario, the projection for both counties is the following:

About 4,800 additional people
in both counties by 2040
= 5 people

About 22,000 additional
developed acres in both
counties by 2040
= 20 acres

About 2,700 additional
residential units in both
counties by 2040
= 5 units

About 160 people per year in both counties

About 733 acres developed per year in
both counties

About 90 units per year in both counties

About 80 people per year in each county

About 364 acres developed per year in
each county

About 45 units per year in each county
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estimates that the amount of land dedicated to residential uses could double in
both counties. Goshen County could increase by about 10,201 additional acres
and in Platte County about 12,551 additional acres. The number of residential
units could grow by 1,260 homes in Goshen County and about 1,425 homes in
Platte County.
This business as usual scenario is a picture of what the future might be like for the
region if trends were to continue - if we changed nothing. This scenario, as well as
other scenarios, is CONCEPTUAL. A scenario represents one possible means of
illustrating a set of general ideas and provides a point of reference for comparison.

Why not explore a “no or slow
growth” scenario?
Some communities are quite content with their area as it is now. This leads some
residents to ask why the visioning process does not explore a no growth or slow
growth scenario.
While a community can examine policies to slow growth down in their area, the
visioning process is based on the premise that some growth is bound to occur.
Even if this growth does not occur in the projected timeline, planning for the
expansion of population and land use allows a community to be proactive in
shaping itself rather than attempting to mitigate growth after it has occurred.
While actual number of residential units has climbed since the 1950s, the number
of acres developed has accelerated due to the increase of ranchettes, which are
between 35-100 acres.
If the region experiences no growth or a decline in population, local elected
officials will still need to decide how to replace aging infrastructure and maintain
basic services.

A visioning process provides community leaders with
valuable public input to make informed decisions.
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Visualize
“With wind energy development and the
potential huge oil play happening in the near
future, now is the right time to start the
region talking about what we, as an area,
want to look like in the next 20 to 50 years.”
- Cindy Witt, Platte County resident and
Co-Chair of the High Plains Steering Committee
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2040 Business as Usual Scenario
PROJECTED DEVELOPMENT

The “Business as Usual” Scenario is also known as the baseline scenario, showing
what the region might look like in 2040 if current trends continue. Demographic
projections from both the State of Wyoming and the U.S. Census were used to
estimate the populations of the two counties for the 2040 planning horizon. Land
use trends were taken from assessor records of what structures have been built.
The combination of these two data sets allowed planning staff to create a growth
projection that is painted onto a map of the county.
Any growth has the potential capacity to affect traffic, and the amount of taxes
needed to maintain municipal and county services. However, depending on how
the growth is managed, these impacts can be mitigated.
The maps indicate the Business as Usual Scenario of
Goshen and Platte counties
for the planning horizon three
decades in to the future out to
the year 2040. The green dots
represent existing housing
units, while red dots indicate
new housing units and areas
of new growth. The red dots
were placed using a computer
algorithm, so they are only a
possible indication of where
growth might occur.

EXISTING DEVELOPMENT

This Business as Usual Scenario is a picture of what the future might be
like for the region if current trends were to continue. This scenario is
CONCEPTUAL. A scenario represents one possible means of illustrating
a set of general ideas and provides a point of reference for comparison.

the high plains initiative

23

5
Alternative Growth
Scenarios
24

Alternative Growth Scenario Development
Alternative growth scenarios explore alternatives to Business as Usual Scenario and were developed using the
themes explored by the public. The scenarios used in this document are conceptual. Each scenario represents
one possible means of illustrating a set of general ideas and provides a point of reference for comparison. All
scenarios assume the same number of people living in the region as well as the same number of jobs. However,
the scenarios differ in several significant ways: land use, new residential development and infrastructure costs.

The alternative scenarios were discussed at a series of public workshops held in eight communities in April 2011. The
picture below is from the public workshop held at Eastern Wyoming College in Torrington.

Comparing the Four Scenarios
Scenario

About

Land Use

A - Dispersed Scenario

Roads

C - Combined

Projects recent growth patterns into Creates modest growth in most
the future.
communities. Limited, but mixed
access to goods and services would
be available in most communities.

Torrington, Wheatland and existing
communities would absorb most of
the region’s growth. Regional goods
and services would be available in
these communities

67% of residential development is
small lot housing in new adjoining
subdivisions primarily in Wheatland
and Torrington

Development is a mix of dispersed
in the outlying counties and
adjacent to existing towns

34% of residential development is
small lot housing

Development is largely limited to
Torrington and Wheatland

No mixed-use

Limited mixed-use primarily in
Wheatland and Torrington

54% mixed use, redevelopment

Least

Minimal

Moderate

Most

Already planned projects

Already planned projects

Already planned projects

Already planned projects

U.S. 26 east of Torrington four-lane
to Nebraska border
Valley Road/ U.S. 26 improve
through Torrington

Valley Road/U.S. 26 improve
through Torrington

Valley Road/U.S. 26 improve
through Torrington

Valley Road/U.S. 26 improve
through Torrington

Wyo Hwy 159 North of Torrington
passing/turn lanes

Torrington and Wheatland street
grid improvements with minor
improvements to Wyo Hwy159

Wheatland to Guernsey road
improvements

Trail around Grayrocks

U.S. 26 east of Torrington four-lane
to Nebraska border

Already planned projects

Torrington trails to/along River
Corridor segments

Trails

Infrastructure
Costs to Local
Government

D - Compact

Development in new areas would
create building patterns of more
roads and dispersed housing.
Shopping, jobs, and recreation
would be located away from most
residences.

No mixed-use
Potential
Agricultural
Land
Preservation

B - Business as Usual

25% of housing is small lot housing

U.S. 26 east of Torrington add
passing and turn lanes to Nebraska
border
River Corridor segments hike/
bike Trail- Torrington/Lingle/Fort
Laramie
Goshen Hole Recreation Trail;
Oregon Trail segments; Guernsey
Trails

Highest infrastructure cost

Second highest infrastructure cost

Lower infrastructure costs

Lowest infrastructure cost

New neighborhoods require new
infrastructure systems

New neighborhoods require new
infrastructure systems

Significant # of new units use
existing infrastructure

Majority of new units use existing
infrastructure
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The Scenarios

A - Dispersed Scenario

Dispersed Scenario Land Use

Dispersed Scenario Trails

Dispersed Scenario Road Improvements

Building patterns of more roads and dispersed housing. Shopping, jobs,
and recreation would be located away from most residences. The Dispersed
Scenario is based on the ten least dense workshop maps and represents
the most dispersed development pattern. Lots and yards would be larger
Dispersed Scenario road improvements include:
Dispersed Scenario land use includes:
than other scenarios while the amount of land conserved would be less. • 67% of residential development is small lot housing
• 26 east of Torrington four-lane to Nebraska border
Many
workshop
maps
identified
a
trail
system
around
or
• Valley Road/26 improvements through Torrington
in new adjoining subdivisions primarily in Wheatland
The scenario requires more road and other infrastructure construction. It
nearby Greyrocks Reservoir.
• Wheatland to Guernsey road improvements
and Torrington
contains no mixed use development. It shows that 67 percent of residential • No mixed-use
growth occurs in small lot (one-acre or less) subdivisions adjacent to
Wheatland and Torrington. No improvements to public transportation are proposed. A trail at the Grayrocks reservoir is suggested. Public lands are limited to existing state and federal
lands. Road improvements include: U.S. 26 east of Torrington four-lane expansions to the Nebraska border, Valley Road/U.S. 26 improved through Torrington and improvements
from Wheatland to Guernsey.

•

Employment

•

300 Medical/Professional Office
225 Light Industrial/
Ag Processing

•

Hawk Springs

Guernsey

Torrington

•

Employment

200 Medical/Professional Office
50 Retail/Commercial

•
•

Lingle

Wheatland

Employment
• 200 Light Industrial/Ag Processing
• 165 Retail/Commercial

Employment

33 Retail/Commercial
100 Medical/Professional Office

•
•
•

•
•
•
•
•
•

•
•
•

Residential

Residential

3 Large Lot
310 Small Lot <1
80 Small Lot >1

18 Ranchette
14 Large Lot
44 Medium Lot
25 Rural Cluster
367 Small Lot <1
65 Small Lot >1

Residential

•
•
•
•
•

Ft. Laramie
La Grange

•
•

•

100 Medical/Professional Office
33 Retail/Commercial

Employment

•

100 Medical/Professional Office
•
•
•
•
•
•
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Employment

Residential

30 Ranchette
25 Small Lot >1

Residential
• 14 Medium Lot
• 125 Small Lot >1
• 70 Small Lot <1

10 Ranchette
4 Large Lot
18 Medium Lot
125 Small Lot >1
125 Small Lot <1

Glendo

•
•

Employment

Employment

•

50 Retail/Commercial

Residential

•

48 Small Lot >1

Residential

11 Ranchette
4 Large Lot
25 Small Lot >1
125 Small Lot <1
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•
•
•
•
•
•

Chugwater

120 Light Industrial/
Ag Processing

3 Ranchettes
40 Medium Lot

Employment

450 Medical/Professional
Office
500 Light Industrial/Ag
Processing
100 Retail/Commercial

Residential

Residential

50 Ranchette
6 Large Lot
40 Medium Lot
23 Rural Cluster
625 Small Lot <1
75 Small Lot >1

Yoder
•
•
•
•

Residential

15 Rural Cluster
14 Medium Lot
25 Small Lot >1
125 Small Lot <1

The Scenarios

B - Business as Usual
The Business as Usual Scenario is a projection of current land use
trends based on available demographic data. The scenario represents
what is likely to happen if no changes are made to current trends.
Development in the Business as Usual Scenario is limited to the
outlying counties and adjacent to existing towns. It contains no
mixed use development. There are no public transportation or trail
projects, and road improvements are limited to Valley Road/ U.S. 26
through Torrington.

Business as Usual Scenario Land Use

Business as Usual Scenario Road Improvements

Platte County Unincorporated

•
•
•
•
•

Business as Usual land use includes:
• Development is a mix of dispersed in the outlying
counties and adjacent to existing towns
• No mixed-use

Business as Usual Scenario road improvements include:
• Valley Road/26 improve through Torrington

Goshen County Unincorporated

•
•
•
•
•

Torrington

•
•

•
•
•
•
•

Guernsey
•

Employment

300 Medical/Professional Office
225 Light Industrial/
Ag Processing

•

•
•
•
•
•

Residential

Hawk Springs

Employment

•

200 Medical/Professional Office
50 Retail/Commercial

Residential

22 Medium Lot
6 Large Lot
18 Ranchette
40 Small Lot <1
101 Small Lot >1

70 Medium Lot
19 Large Lot
57 Ranchette
329 Small Lot <1
131 Small Lot >1

•

Employment

Employment
• 200 Light
Industrial/Ag
Processing
• 165 Retail/Commercial

33 Retail/Commercial
100 Medical/Professional Office

Residential

•
•
•
•

1 Medium Lot
1 Ranchette
6 Small Lot <1
2 Small Lot >1

Glendo

•

•
•
•
•
•

Employment

•
•

Employment

100 Medical/Professional Office
33 Retail/Commercial

100 Medical/Professional Office

Residential

4 Medium Lot
1 Large Lot
3 Ranchette
19 Small Lot <1
8 Small Lot >1

•
•
•
•
•

Residential

3 Medium Lot
1 Large Lot
2 Ranchette
14 Small Lot <1
6 Small Lot >1

•

•
•
•
•
•

Residential

59 Medium Lot
16 Large Lot
48 Ranchette
277 Small Lot <1
110 Small Lot >1

Lingle

•
•
•
•
•

Wheatland

•

Residential

6 Medium Lot
2 Large Lot
5 Ranchette
29 Small Lot <1
12 Small Lot >1

•

•
•
•
•
•

66 Medium Lot
18 Large Lot
54 Ranchette
311 Small Lot <1
124 Small Lot >1

•

Employment

•

50 Retail/Commercial

•
•
•
•
•

5 Medium Lot
1 Large Lot
4 Ranchette
21 Small Lot <1
9 Small Lot >1

Employment

Employment

450 Medical/Professional
Office
500 Light Industrial/Ag
Processing
100 Retail/Commercial

Chugwater

Ft. Laramie
La Grange

Residential

67 Medium Lot
18 Large Lot
54 Ranchette
124 Small Lot <1
312 Small Lot >1

Residential

120 Light Industrial/
Ag Processing

Residential

4 Medium Lot
1 Large Lot
4 Ranchette
20 Small Lot <1
8 Small Lot >1
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Residential

Yoder
•
•
•
•
•

Residential

2 Medium Lot
1 Large Lot
2 Ranchette
10 Small Lot <1
4 Small Lot >1
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The Scenarios

C - Combined Scenario
The Combined Scenario would create modest growth in most communities.
Limited, but mixed access to goods and services would be available in most
communities. The Combined Scenario is a composite of the most common
elements from all of the public workshop maps. Growth is mostly focused in
existing communities with some adjacent expansion and development in the
countryside. Public transportation proposals are limited to a shuttle route between
Torrington and Cheyenne. Road improvements include already planned projects,
Valley Road/U.S. 26 improvements through Torrington, and Wyoming Highway
159 North of Torrington passing/turn lanes and U.S. 26 east of Torrington fourlane additions to the Nebraska border. Trail improvements include a riverside trail
along the Torrington river corridor.
Torrington

•
•
•

•
•
•
•
•

150 Medical/Professional Office
200 Light Industrial/Ag
Processing
125 Retail/Commercial

Residential

30 Medium Lot
13 Large Lot
28 Rural Cluster
200 Small Lot <1
25 Small Lot >1

Wheatland

•
•

•

50 Medical/Professional Office
25 Retail/Commercial

•
•
•

33 Rural Cluster
125 Small Lot <1
30 Small Lot >1

Residential

•
•

Mixed-Use

•
•

•
•
•
•
•
•
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Employment

•
•

25 Light Industrial/Ag
Processing

5 Ranchette
6 Large Lot
17 Small Lot >1
50 Small Lot <1
7 Rural Cluster
10 Medium Lot

25 Retail/Commercial
25 Medical/Professional Office

•
•

7 Rural Cluster
50 Small Lot <1

•
•

Lingle

Employment

Residential

Residential

•
•
•
•
•
•

12 Ranchette
10 Large Lot
25 Medium Lot
66 Rural Cluster
375 Small Lot <1
60 Small Lot >1

•

100 Units Neighborhood
Mixed-Use
90 Units Neighborhood Center
180 Units Town Center

• 50 Retail/Commercial

• 10 Medium Lot
• 25 Small Lot >1
• 50 Small Lot <1

Mixed-Use

20 Units Neighborhood
Mixed-Use
18 Units Town Center

•
•

Mixed-Use

20 Units Town Center
30 Units Neighborhood
Mixed-Use

Mixed-Use

•
•

Employment

25 Medical/Professional Office
25 Retail/Commercial
50 Light Industrial/Ag
Processing

La Grange

Residential

Employment

•
•

Ft. Laramie
•

•

Combined Scenario public transportation includes:
• Torrington to Cheyenne service

Employment

200 Medical/Professional
Office
250 Light Industrial/Ag
Processing

Residential

•

125 Units Neighborhood
Mixed-Use
40 Units Neighborhood Center
100 Units Town Center

Many workshop maps identified a trail system along the
Torrington River Corridor.

Combined Scenario Public Transportation

•

•

Combined Scenario land use includes:
• 34% of residential development is small lot housing
• Limited mixed-use
• Some use of existing infrastructure

Combined Scenario Trails

Employment

•

Employment

Combined Scenario road improvements include:
• Valley Road/26 improvements through Torrington
• 159 North of Torrington Passing and turn lanes
• 26 east of Torrington four-lane to Nebraska border

Hawk Springs

Guernsey

Combined Scenario Land Use

Combined Scenario Road Improvements

Residential

•

15 Ranchette
16 Small Lot >1

Mixed-Use

Glendo

•

50 Units Neighborhood
Mixed-Use
39 Units Neighborhood Center

•
•
•

Chugwater

Employment

50 Light Industrial/
Ag Processing
15 Retail/Commercial

Residential

12 Ranchette
25 Medium Lot
10 Large Lot
•
•
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Employment

•
•

15 Retail/Commercial
50 Light Industrial/Ag
Processing

•
•
•

12 Ranchette
5 Large Lot
10 Small Lot >1

Yoder
•
•
•
•
•

Residential

Residential

7 Rural Cluster
6 Large Lot
17 Small Lot >1
50 Small Lot <1
5 Ranchette

Employment

•

25 Light Industrial/Ag
Processing

•

20 Units Neighborhood
Mixed-Use

Mixed-Use

50 Units Neighborhood
Mixed-Use
100 Units Compact
Neighborhood Mixed-Use

Mixed-Use

The Scenarios

D - Compact Scenario

Compact Scenario Trails

Compact Scenario Land Use

On the opposite end of the Dispersed Scenario is the Compact Scenario. This scenario is a composite of the ten most dense workshop maps. This scenario focuses all
Compact Scenario trails includes:
development in existing towns, mostly in Wheatland and Torrington. It relies heavily Compact Scenario land use includes:
• River Corridor segments Hike/Bike Trail-Torrington/
development occurs in Torrington and
Lingle/Fort Laramie
on mixed use and redevelopment. Proximity of destinations and lack of greenfield • Most
Wheatland
• Goshen Hole Recreation Trail
is prevalent
• Oregon Trail segments
development make the Compact Scenario the most cost effective in terms of new •• Redevelopment
Use of existing infrastructure
• Guernsey Trails
infrastructure development. A greater percentage of future residential units occurs in
mixed-use developments, including townhouses, smaller lots and attached units, such
as apartments and condos. Public transportation improvements include a Torrington/Wheatland/Scottsbluff express service and a shuttle providing
Torrington to Cheyenne service. Trail improvements include a river corridor walking and biking trail from Torrington to Fort Laramie via Lingle, a
Goshen Hole Recreation Trail, Oregon Trail segments and Guernsey trails. Road improvements include a Valley Road/U.S. 26 improvement through
Torrington, Torrington street grid improvements with minor improvements to Wyoming Highway 159, U.S. 26 east of Torrington addition of passing
and turn lanes to Nebraska border and Wheatland street grid improvements.
Wheatland

Lingle

Guernsey

Hawk Springs

Compact Scenario Road Improvements

Compact Scenario road improvements include:
• Already planned projects
• Valley Road/26 improve through Torrington
• Torrington street grid improvements with minor
improvements to 159
• 26 east of Torrington add passing and turn lanes to
Nebraska border
• Wheatland street grid improvements

Compact Scenario Public Transportation

Compact Scenario public transportation includes:
• Torrington/Wheatland/Scotts Bluff express service
• Torrington to Cheyenne service

7

Torrington

Employment

•
•

Employment

400 Medical/Professional
Office
400 Light Industrial/Ag
Processing

•
•
•

Employment

100 Medical/Professional
Office
50 Retail/Commercial
50 Medical/Professional
Office

•
•

• 100 Light Industrial/
Ag Processing

Residential

8 Medium Lot
125 Small Lot >1

Employment

•

500 Medical/Professional Office
400 Light Industrial/
Ag Processing

•

Residential

•
•
•
•
•
•

•
•
•
•

• 10 Medium Lot
• 50 Small Lot <1

Residential

9 Ranchette
9 Large Lot
20 Medium Lot
65 Rural Cluster
360 Small Lot <1
100 Small Lot >1

Ft. Laramie

•
•

Mixed-Use

167 Units Neighborhood Center
125 Units Town Center
240 Units Neighborhood Compact Mixed-Use
230 Units Neighborhood
Mixed-Use

Glendo

•
•

Mixed-Use

50 Units Neighborhood Center
20 Units Town Center

•

Residential

12 Medium Lot

Mixed-Use

45 Units Neighborhood Center

•

Yoder
•

Residential

• 10 Rural Cluster
• 25 Small Lot >1
• 25 Small Lot <1

•

Residential

24 Large Lot
10 Medium Lot
40 Rural Cluster
200 Small Lot <1
50 Small Lot >1

Residential

12 Ranchette
25 Small Lot <1

•
•
•

Chugwater
•

•

•
•
•
•
•

•

Mixed-Use

•

20 Units Town
Center
50 Units Neighborhood Mixed-Use
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•

Mixed-Use

100 Units Neighborhood Center
70 Units Town Center
250 Units Neighborhood Compact Mixed-Use
100 Units Neighborhood
Mixed-Use

Employment

50 Light
Industrial/Ag
Processing

La Grange

Residential

40 Small Lot >1

Mixed-Use

50 Units Neighborhood
Compact Mixed-Use
50 Units Neighborhood
Mixed-Use

•
•

Residential

22 Small Lot >1
13 Small Lot <1
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Comparing the Scenarios

Scenario Development- Dwelling Units
Business as usual

Scenario A (Dispersed)
4%

5%

1%
7%

Ranchette
Large Lot
15%

12%

Medium Lot
Small Lot 2.5
Small Lot < 1 acre

67%

Rural Cluster

54%

1% 4%

8%

45%

6%
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Large Lot
Medium Lot
Small Lot 2.5

22%

1%

2%

2%

Small Lot < 1 acre

Ranchette

10%

Ranchette
Large Lot

Large Lot
Medium Lot

Medium Lot
Small Lot 2.5

34%

Ranchette

Scenario D (compact)

Scenario C (combined)
2%

3%

9%

Small Lot < 1 acre
Rural Cluster

25%

56%
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Small Lot < 1 acre
Rural Cluster
Mixed-Use

Mixed-Use

HPI Workshop II

Small Lot 2.5

4%

Comparing the Scenarios

Scenario Development-Residential Acres
Scenario A (dispersed)
13%

1%

15%

2%

3%

18%

Ranchette
Large Lot

35%

Medium Lot
53%

14%

1%
2%

Business as usual

Small Lot 2.5
Small Lot < 1 acre
Rural Cluster

18%

Scenario D (compact)

Ranchette
2%

Medium Lot
50%

10%

2%
3%

2%

1%

Ranchette

24%

12%

Small Lot 2.5

Large Lot
Medium Lot

Small Lot 2.5

Small Lot < 1 acre
Rural Cluster

12%

18%

Large Lot

15%

Medium Lot
Small Lot < 1 acre

Scenario C (combined)

14%

Large Lot
Small Lot 2.5

4%

1% 1%

Ranchette

HPI Workshop II

24%

11%
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19%

Small Lot < 1 acre

Rural Cluster
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Comparing the Scenarios

Scenario Land-Use
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These pie charts break down the residential dwelling units by type for each of the four scenarios.
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Comparing the Scenarios

Scenario Land-Use

These pie charts break down the mixed-use by type for the Combined Scenario and the Compact
Scenario.
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Comparing the Scenarios

Models and Impacts

The following graphs represent shared costs of development for each scenario. Being that each
scenario is conceptual, the graphs are as well. Members of Platte and Goshen counties addressed
the need for developers and decision makers (elected officials or planning commissions) to consider
shared or public costs when discussing future development. This can be done on a large or small,
project by project, scale.

Additional Road Miles

Additional Road Cost

This graph represents the additional road miles that would be needed to
support each of the modeled scenarios.

Additional Stormwater Cost

Additional Sewer Cost
This graph represents the cost of building, transporting and processing
sewage for each of the modeled scenarios.
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This graph represents the cost of building roads for each of the modeled
scenarios.

This graph represents the cost of building the facilities and managing
stormwater to control flooding, erosion and pollutants for each of the
modeled scenarios.
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Comparing the Scenarios

Models and Impacts
Additional Water Demand (ac/ft)
This graph represents the additional water that would be needed in
acre/feet to support each of the modeled scenarios. This would be
for residential and commercial use.

Additional Impervious Acres
This graph represents the additional impervious acres that would be
developed in each of the modeled scenarios. Pavement, roads, sidewalks, driveways and parking lots are examples of impervious acres.
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Fall 2010 Survey

Fall 2010 Survey - What Did Residents Say?
From October 2010 - January 2011, residents in Goshen and Platte counties took the first survey which was offered through workshops, community meetings and online.
These numbers and responses are to use for discussion while developing scenarios. They are not promoting a specific action. Responses are from participants willing
to participate and offer input- they show trends and ideas, but are not hard scientific facts. Not all participants answered every question- the response numbers varied
between each county and workshop. Residents of Goshen and Platte counties had the opportunity to participate in the first and second round of public conversation.
Total October Workshops - 213 participants
LaGrange: 36

Wheatland: 40

Ft. Laramie: 13

Chugwater: 25

Lingle: 12

Guernsey: 12

Torrington: 63

Wheatland High School: 20

What do you love about living in
Wyoming?

Glendo: 12

Goshen Total

Platte County

Safe Communities

Safe
f Communities
Access to outdoor recreation
Not many people/not crowded
Friendly people and neighbors

Online Survey
119 Participants
•

•

36

Average of approximately 100
individuals completing the
questions

Mapping Exercises Only

High Quality education system
All of the Above

•

•
In addition to workshop locations,
individuals participated from
Cheyenne, Veteran, Hawk Springs,
Casper, Lander, Laramie, Douglas,
Green River, Morre Springs, Yoder,
Huntley, Hartville and San Francisco,
CA.

Torrington High School: 6 classes
(approximately 60 students) Mapping exercise only
Wheatland Kiwanis
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Friendly people and neighbors
High Quality education system
All of the Above

3%
6%

108 responses

28%
6%

108 Responses

Not many people/not crowded

2%

10%

50%

Access to outdoor recreation

69 responses 25%

54%
11%

4%

69 Responses

1%

Fall 2010 Survey
How would you rate growth in this
region over the
h last
l five
f years?
35

70
60

30

50

25
20

40
30
20
10
0

Too slow
About right
Not sure
Too fast

15
10
5

Too slow
About right
Not sure
Too fast

0

How would you rate growth in this
region over the
h last
l five
f years?
70
60

Too fast
7%

50
40

Too slow

30

About right

20

Too fast

Not sure
13%

Too slow
32%

Not sure

About
right
48%

10
0

Goshen
County
114 Responses

Platte
County

Online

77 Responses

116 responses

307 Responses‐ Platte, Goshen and Online
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Fall 2010 Survey
Should we be pursuing strategies to
encourage
g temporary
p
y workers and their
families to settle in our region?

Oil and wind development typically involve a temporary
workforce. What types of housing would you like to see for
these
h
employees?
l
?
40

Temporary
Housing in Town

35
30

Temporary
Housing in
County

25
20

Not our
responsibilty

15
10

Permanent
Housing in Town

5
0

Goshen
County
115 Responses

Platte
County
72 Responses

Online
Survey

Permanent
Housing in
County

Perm
County
4%

80
70

Temp
Town
30%

Perm
Town
26%

Not our
responsi
bilty
16%

60

No
37%

50
40

Yes

30

No

20

Temp
County
24%

10
0

Goshen
C
County

102 Responses

115 Responses

289 Responses‐ Platte, Goshen and Online

Platte
County
C
72 Responses

If temporary housing is established, what
t
types
off structures
t t
would
ld you support?
t?
50
45

Mancamps

40
35

New Hotels

30
25

New rental
apartments

20
15
10

RV/Camp
ground
17%

5
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Platte

New
Hotels
4%

New
rental
apart
42%

0

Goshen

Mancam
ps
19%

Mobile
Home
Parks
18%

Mobile
Home Parks

112 Responses

Yes
63%

Online

99 Responses
71 Responses

282 Responses –Platte, Goshen and Online
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Online
101 Responses

288 responses‐ Platte, Goshen and Online

Fall 2010 Survey

General Growth Patterns
Ranchette - Minimal agricultural protection

Public Land

Developed/Structure

Private Land

Rural Cluster - Some agriculture
protection
Ranchette

Minimal agricultural protection

Public Land

Developed/Structure

Private Land

Public Land

Ranchette
What is the general
pattern should
Minimal agricultural protection
most new development
d l
assume?

Developed/Structure

Private Land

Agricultural Town- Maximum
agricultural protection
Rural cluster
Some agriculture protection

90

Ranchettes
6%

80
70

Other
7%

60

Rural
Cluster
24%

Ranchettes

50

Rural Cluster

40

A i lt l TTown
Agricultural
Other

30
20

Ag Town
63%

10
0

Goshen County Platte County
115 Responses

64 Responses

179 Total Responses‐ Platte and Goshen

Public Land

Developed/Structure

Private Land

Agricultural Town
Maximum agricultural protection
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Fall 2010 Survey

General Housing Patterns
1. Ranchettes (mostly 40‐
40‐acre lots; 20%
open/agricultural
/ i lt l lands
l d protected)
t t d)

2. Rural Cluster (mix of lot sizes, 1
1‐‐10 acres; 60%
open/agricultural
/ i lt l lands
l d protected)
t t d)

What general housing patterns should
most new development
d l
assume?
100

Ranchettes
6%

90
80
70

Ranchettes

Rural
Cluster
17%

60

Rural Cluster

50
40

Agricultural
A
i l
l
Town

30
20
10
0

Goshen
113 Responses

Agricultural
Town
77%
%

Platte
68 Responses

181 Responses‐
Responses Platte and Goshen

40
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3. Agricultural Town (small lots, mostly one‐
one‐acre
or less;
l
80% open/agricultural
/ i l
l lands
l d protected)
d)

April 2011 Survey

April 2011 Feedback Survey - What Did Residents Say?
In April 2011, residents in Goshen and Platte counties engaged in the second round of the public conversation, either by participating in one of the eight
workshops or through the online feedback survey or by submitting their comments to the county commissioners. The scenarios, including the Business as
Usual Scenario and the alternatives developed from public brainstorming efforts in the fall of 2010, were presented and compared. Participants had the
opportunity to evaluate the scenarios and express their preferences. Residents of Goshen and Platte counties had the opportunity to participate in
the first and second round of public conversation.
Which scenario represents your
preferred pattern for future growth?
130 responses
None
5%

Compact
20%

Dispersed
5%

Business as
Usual
29%

Combined
41%

Communities should encourage disCommunities should b It's okay for grNone of the above
10
19
59
41

About the Scenarios
•

•
•

In which scenario would you prefer to live?
118 responses
None
5% 0%

Compact
20%

Dispersed
6%

Business as
Usual
30%

•

•

A - Dispersed Scenario: Development in
new areas would create building patterns
of more roads and dispersed housing.
Shopping, jobs, and recreation would be located away from most residences.
B - Business as Usual: Projects recent
growth patterns into the future.
C - Combined: Creates modest growth
in most communities. Limited, but mixed
access to goods and services would be
available in most communities.
D - Compact: Torrington, Wheatland and
existing communities would absorb most
of the region’s growth. Regional goods and
services would be available in these communities

Which statement do you most agree with?
129 responses

Communities should encourage dispersed development
Communities should be encouraged to grow outward, but only
in adjacent outlying areas
It's okay for growth to happen in adjacent outlying areas, but
communities should encourage inward growth
None of the above

8%
14%

32%

46%

None of the Above

Combined
39%
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6

What is the purpose of this report?
The whole purpose of the HPI project is to maintain the quality of life that residents want over time with the
pressure of future growth. The report is based on public input collected from residents of Goshen and Platte
counties collected through workshops, online surveys and comments from August 2010 until April 2011. Indeed, this report provides only a glimpse in time of what residents want for the future of their communities.
Yet, even a glimpse is valuable to local elected officials who often need to make weighty decisions with long
term or far reaching implications based on sparse public input or data. This document is meant as a tool for
local officials to use.

1. 	Incorporate values into decision-making processes.

Conclusions
42

Determine a method for incorporating values in decision-making processes at county and municipal
levels. The goal of this process is to maintain the high quality of life for residents of Goshen and
Platte counties, to recognize what makes living in the region special and to maintain it for our children and grandchildren. Methods could include reviewing values during annual budget meetings,
during communication with developers, staff and landowners. Values include:
•

Caring and safe communities

•

Not many people, not crowded and/or a small town feel

•

Farm, ranch, and agricultural lands

•

Senior centers and churches as important community elements

•

Low taxes

•

Living without intrusive government regulation

2.

•

Outdoor recreation options/enjoying the outdoors/open spaces

•

Environment/land and water (Goshen)

•

Low cost of living

•

Private property rights

5. 	Share agricultural heritage with future generations.

Develop a tool to determine shared cost for new
development.
There is a need for an analytical tool/ fiscal impact modeling that would
determine shared cost for new development. HPI used an impact analysis
spreadsheet to determine the approximate public costs for each scenario.
This tool has been shared with the elected officials. Other resources include the University of Wyoming and Wyoming Business Council. This
modeling will assist in discussing the shared or public cost for future
development and determining if a development pays for itself.

3.

Review land use regulation to make sure they are
inclusive of participants’ development options.
Municipalities and counties need to review their land use regulations to
make sure they would not preclude the type development options desired by workshop participants; i.e. mixed use development or temporary housing (man camps). Additionally, water and sewer guidelines
need to be reviewed and should reflect this development. Plans should
be discussed for how to financially handle both population growth and
decline.

4.

as possible planning and funding sources.

Develop solutions to aging public infrastructure.
Problems associated with aging, and in some cases deteriorating public
infrastructure, were discussed frequently during HPI. Residents focused
on both short-term and long-range planning. Suggestions and strategies
ranging from impact fees and private improvement districts to efficiency
plans that explore giving more authority regarding water and sewer to
cities and towns were discussed. Again, there is a need to review values, especially keeping taxes low and having a low cost of living, when
considering upgrading plans and infrastructure. The Wyoming Water
Development Commission, State Loan and Investment Board (SLIB)
and U.S. Department of Agriculture Rural Development were suggested

Residents in Goshen and Platte counties expressed that agriculture is
a very important part of this region and see it as something they want
to share with their children and grandchildren. As discussions of
development occur, in addition to the values, consider design strategies
to help those wishing to continue agricultural pursuits. Education
strategies to improve awareness of agricultural needs and its benefits to
the region may be part of this. Private land owners can look at voluntary
land trusts, redevelopment and development density when considering
whether or not they want to maintain agricultural use or find another
use for their land. Elected officials may consider raising the 35 acre
minimum for exempt subdivisions, reviewing development density and
fiscal impacts of dispersed development.

6. 	Become familiar with different building patterns.
The irrigated acres around Wheatland and Torrington provide the most
desirable home sites and amenities and are apt to experience the most
pressure. Community members expressed a desire to review and become
familiar with different and non-traditional building patterns i.e. mixed
use, cluster development and more dense development. Again, should
they desire, private landowners can consider conservation easements
and/or use fiscal impact models, impact fees and private improvement
districts.

7. 	Take advantage of continuing educational
opportunities.
As elected officials and community members discuss the future and the
values of the region, it is also suggested that they take advantage of
different continuing education opportunities through the University of
Wyoming, planning associations, and groups for elected officials (Wyoming Association of Municipalities and Wyoming Association of County
Commissioners) to increase awareness of development trends or issues.
The goals here would be to gain additional tools for handling the issues
and to familiarize themselves with non regulatory growth strategies, i.e.,
cluster development, water line placement, infill and redevelopment.
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Building the Wyoming We Want (BW3)

Definitions

Residential (flexible lot sizes), parks and trails,
BW3 was created following a 2008 statewide conference that invited Wyoming
residents to share what they
preserved open space, perhaps a church or small
love most about the state and how those things can be preserved for future
schoolgenerations. At the 2008 conference, more than 500 attendees expressed strong support for creating a statewide organization to assist communities develop a vision for the future in a way that preserves what Wyoming residents value most highly - their
access to the great outdoors, and their safe, small and friendly communities. This support was reaffirmed in
Neighborhoo
Cl
a 2009 conference that presented the results of a statewide values survey, fundedCompact
by BW3, Mixed-Use
of what Wyoming
residents value most about their state. The Priorities and Values Study showed
that
Wyoming
residents
value
200
1,000
100
most highly their access to the great outdoors, and their safe, small, and friendly communities. Over the last
several years, this initiative has grown from the seeds of ideas planted by Wyoming residents during the
2008 and 2009 conferences into a budding nonprofit organization led by a board and an advisory committee.
Funding for BW3 has come from: BP, DOWL HKM, John P. Ellbogen Foundation, Laramie Area Chamber
of Commerce, Rocky Mountain Power Foundation, Anschutz Foundation, Wyoming Business Council, Wyoming Community Development Authority, Missouri Basin Power Project and Wyoming Governor’s Office.
Residential
lot sizes), park
Small to compact
homes, (flexible
townhomes
BW3 encourages Wyoming residents to have a community-wide conversation
on howresidential
we can
handle
growth,
preserved(flexible
open space,
perhaps a c
and
smaller
multifamily
buildings
lot
sizes),
while preserving our land and water, outdoor way of life and the sense of community thatschool
makes Wyoming
parks and trails, church/school, small businesses, like
so special. BW3 offers an inclusive visioning process and planning resources
enable Wyoming residents
markets that
and cafes
to decide for themselves what they want their communities to look like and how to preserve what they value
about living here for their children and grandchildren.
Town Center
Compact Mixed-

Multiple Use

Chip

1,500

1,500

1,000

200

Chips are small pieces of paper representing single or mixed land use
that shows the footprint of a certain number of homes, commercial
real estate, etc.. Each chip represents a certain number of units
consuming a set acreage. Chips are scaled so that when they are
placed on the map, they consume a proportionate amount of land to

compacta residential
A center of business and Small
living,to
including
business home
and(mostly
smallertownhomes
multifamily and
buildings
district, compact residential
parks churches/schools
and trails, church/school, sm
multifamily), parks and plazas,
markets and cafes

Town
1,500
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1,500

A center of business and living, inc
district, compact residential (most
multifamily), parks and plazas, chu

parks and trails, church/school, small businesses, like
markets and cafes

what would be consumed in the real world. In the mapping exercise chips can be
left whole, or cut and arranged in any fashion the group desires.

Employment
Employment means number of jobs.

Greenfield Development
When previously undeveloped land is developed, this is known as a greenfield
development. This land may be rural, agricultural or unused areas on the outskirts
of urban areas. The development can be residential, commercial or industrial.
Often with greenfield development sites, it is necessary to provide necessary infrastructure like water, sewer, electricity and roads.

Infrastructure
The term typically refers to the physical structures that support economic growth
for communities such as roads, water systems, sewers, electricity and telecommunications.

Land Use
This report discusses the term “land use” in order to discuss the different usages
of land in the two counties by businesses and residents.

Land Use Plan
A land use plan is a public policy tool for local government to seek order in the
usage of land and reduce costs. Zoning is one way local governments can implement land use plans by restricting the types of activities that can be accommodated on a given piece of land.

real, workable expression of
mixing land uses. Mixed use
can simply be a store next
to a home or a school on the
same block as a café. The
aesthetics of mixed use are
subject to the quality of design. Mixing uses generally
allows for shorter car trips,
more walkability and less infrastructure cost.

and p
busin

Town Center
1,500

1,500

A center of business and living, including a business
district, compact residential (mostly townhomes and
multifamily), parks and plazas, churches/schools

Open Space
Open space may be defined as an undeveloped area of land or water and can be
publicly or privately owned. The definition of open space depends on the context
and can include agricultural lands, undeveloped scenic lands and recreation areas
like walking paths surrounded by developed areas and public parks.

Ranchettes
A ranchette in this document consists of a house and outbuilding on a piece of
property between 35-100 acres.

Redevelopment or Infill
Redevelopment is development that occurs on previously developed land, for example, focusing on fixing up an existing commercial building for another use or
repairing or replacing dilapidated residential units. Infill is a community redevelopment tool where buildings are constructed on vacant or under-utilized property
or between existing buildings.

Residential Unit

Mixed Use
Mixed use development often conjures images of modernist structures featuring
retail on the ground floor and apartments above. The Stapleton Development
in Denver, Colorado is a modern example of a mixed used development and
shows a new trend in housing development by the private sector that is marketdriven. Walking down the main street of any town settled before 1940 shows the

A residential unit is a building where someone lives.

Scenario
A scenario is a picture of what the future might be like for the region. A scenario
is conceptual. A scenario represents one possible means of illustrating a set of
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general ideas and provides a point of reference for comparison.

Sprawl
Sprawl is often used in context of urban and suburban sprawl. The term refers to
single-use commercial and residential development spreading outside city limits
typically on rural land. Developing in larger, more spread out spaces has the
potential to increase local government’s costs of providing public services, like
roads, electricity, water, sewer and emergency services.

Zoning
Zoning is one way local governments can define types of activities that can be
accommodated on a given piece of land.
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