
PLANNING AND ZONING COMMISSION MEETING 
Tuesday, March 24, 2015 

6:00 P.M. 
COUNCIL CHAMBERS 

CITY HALL, 200 NORTH DAVID STREET 
 

Meetings can be viewed online at www.casperwy.gov on the Planning and Zoning Commission 
web page. 

              
 

PLANNING AND ZONING POLICY 
PUBLIC STATEMENTS 

 
I. Use of Cellular Telephones is Not Permitted, and Such Telephones Shall Be Turned Off 

or Otherwise Silenced During the Planning and Zoning Commission Meeting. 
 
II. Speaking to the Planning and Zoning Commission (These Guidelines Are Also Posted at 

the Podium in the Council Chambers) 
• Clearly State Your Name and Address. 
• Please Keep Your Remarks Pertinent to the Issue Being Considered by the Planning 

and Zoning Commission. 
• Please Do Not Repeat the Same Statements that Were Made by a Previous Speaker. 
• Please Speak to the Planning and Zoning Commission as You Would Like to Be 

Spoken To. 
• Please Do Not Address Applicants or Other Audience Members Directly. 
• Please Make Your Comments at the Podium and Directed to the Planning and Zoning 

Commission. 
 
III.     The City of Casper Planning and Zoning Commission is a volunteer body composed of 

members of the Casper Community, and appointed by the Casper City Council.  The 
Commission acts as a quasi-judicial panel, making final decisions on some specific items, 
and recommendations to the City Council on others as dictated by law.  The Commission 
may only consider evidence about any case as it relates to existing law.  The Commission 
cannot make or change planning or zoning laws, regulations, policies or guidelines. 

 
AGENDA 

 
I. CALL TO ORDER. 
 
II. MINUTES: 
 
III. PUBLIC HEARINGS: 
 

A. PLN-15-001-RZ – (Tabled January 27, 2015) Petition for preliminary plat 
approval for the Harmony Hills Addition No. 2, comprising 106.16-acres 
currently described as all of Sunrise Hills No. 3, and portions of Sunrise Hills 
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No. 9, Sunrise Hills Addition No. 12, Garden Creek Hills Patio Homes No. 1, 
and Tract A, Harmony Hills No. 1, generally located at the southeast 
intersection of South Poplar Street and SE Wyoming Boulevard; and final 
plat approval of Harmony Hills No. 2 – Phase 1,  and rezoning of a portion of 
Harmony Hills No. 2 – Phase 1, from PUD (Planned Unit Development) to R-
2 (One Unit Residential).  Applicant:  High Plains Investments, LLC. 
 

B. PLN-15-007-ARZV – Petition to annex a portion of the NE1/4 Section 14, 
T.33N., R.80W., 6th P.M., Natrona County Wyoming, and a vacation and 
replat of the City Park, Platte View Bluffs Subdivision, comprising 8.06-
acres, more or less, to create the Begonia Bluffs Addition, generally located 
northwest of the intersection of Begonia Street and Lilac Street, adjacent to 
the North Platte River, and rezoning of proposed Lot 1 to PH (Park Historic) 
and Lots 2 and 3, Begonia Bluffs Addition from PH (Park Historic) to R-2 
(One Unit Residential).  Applicant:  City of Casper. 
 

C. PLN-15-011-R – Petition to vacate and replat all of Lots 39, 40 and 41, River 
Park II, to create River Park II, Lots 42, 43 and Tract A Addition, 
comprising 2.144-acres, more or less, located at 5942, 5953 & 5965 River 
Park Drive. Applicant:  Five G, LLC. 

 
IV. COUNCIL ACTIONS: 
 
 
V. SPECIAL ISSUES: 
 
 
VI. COMMUNICATIONS: 
 
 A. Commission 
 B. Community Development Director 
 C. Council Liaison 
 D. Other Communications 
 
VIII. ADJOURNMENT 
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PLANNING AND ZONING MEETING 
TUESDAY, FEBRUARY 24, 2015 

CITY COUNCIL CHAMBERS  
 
These minutes are a summary of the meeting.  For full details view online at 
www.casperwy.gov on the Planning Commission web page.  The Planning and Zoning 
Commission held a meeting at 6:00 p.m., on Tuesday, February 24, 2015, in the Council 
Chambers, City Hall, 200 North David Street, Casper, Wyoming. 
 
 

Members Present: James Holloway 
   Monte Henrie 

    Bob King   
    Randy Hein 
    Ryan Waterbury 
    Don Redder    
    Mary England  
 
 Absent Members: None 
 

Others present: Liz Becher, Community Development Director 
Craig Collins, City Planner  

    Aaron Kloke, Planner I 
    Dee Hardy, Administrative Assistant II 

Wallace Trembath, Assistant City Attorney 
  Korbe Palmer, 3892 Ridgecrest Drive 
  Amy Berry, 1331 South Jackson Street 
  David Berry, 1331 South Jackson Street 
 
 
II. MINUTES OF THE PREVIOUS MEETING 

 
 
Chairman Holloway asked if there were additions or corrections to the minutes of the 
January 27, 2015 Planning & Zoning Commission meeting.  
 
There being none, Chairman Holloway called for a motion to approve the minutes of the 
January 27, 2015 Planning & Zoning Commission. 
 
Mr. Henrie made a motion to approve the minutes of the January 27, 2015 meeting. The 
motion was seconded by Mr. Waterbury.  All those present voted aye.  Minutes approved.  
 
 
III. PUBLIC HEARING 

 
The Chairman advised that the first item on the agenda is: 
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PLN-15-004-C – (Continued from January 27, 2015) Petition for a Conditional Use 
Permit for an off-premises sign (billboard), in a C-2 (General Business) zoning 
district, on Lot 3, Scotthill Ret Center Phase II, Lot 3, located at 4710 East 2nd Street.  
Applicant:  Powder River Partners, LLC. 

 
Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission approve the request for a Conditional Use Permit to install an 
off-premises sign (billboard), located on the southeast corner of Lot 3 of Scotthill Retail 
Center Addition – Phase II, with Condition #1, two (2) Reasons and Findings A-F listed 
in the staff report: 
 

1. The top of the proposed sign structure shall stand no higher than thirty 
(30) feet above the adjacent, East Second Street road grade. 

 
Ms. Kloke entered five (5) exhibits into the record. 
 
Chairman Holloway opened the public hearing and asked for the person representing the 
case to come forward and explain the application. 
 
Korbe Palmer, 3892 Ridgecrest Drive, spoke in favor of this case. 
 
Chairman Holloway asked for anyone wishing to comment in favor of or opposition to 
this case. 
 
There being no one to speak, Chairman Holloway closed the public hearing and 
entertained a motion to approve, approve with conditions, deny, or table PLN-15-004-C.  
 
Mr. Redder made a motion to approve case PLN-15-004-C, the request for a Conditional 
Use Permit for an off-premises sign (billboard), in a C-2 (General Business) zoning 
district, located at 4710 Est 2nd Street, with Condition #1, for the two (2) Reasons and 
Findings A-F listed in the staff report.  The motion was seconded by Mr. Henrie.  All 
those present voted aye. Motion passed. 
 
The Chairman advised that the next item on the agenda is: 

 
PLN-15-008-C – Petition for a Conditional Use Permit to construct twin homes, in 
an R-2 (One Unit Residential) zoning district, on Lots 178-179, Kenwood Addition, 
located at 1331 South Jackson Street.  Applicant:  David Berry. 

 
Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission approve the request for a Conditional Use Permit for a twin 
home in an R-2 (One Unit Residential) zoning district, located on Lots 178 and 179 of the 
Kenwood Addition, currently addressed as 1331 South Jackson Street, with Conditions 
#1-3, two (2) Reasons and Findings A-F listed in the staff report: 
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1. A minimum of four (4) off-street parking spaces shall be provided for the two (2) 
proposed dwelling units. 

 
2. Prior to the issuance of a building permit, the property shall be replatted in order 

to provide a single lot, each meeting the 4,000 square foot minimum lot size 
requirement, for each individual dwelling unit.  
 

3. The proposed dwelling units shall maintain all minimum setback requirements as 
outlined in the Casper Municipal Code. 

 
Ms. Kloke entered five (5) exhibits into the record. 
 
Chairman Holloway opened the public hearing and asked for the person representing the 
case to come forward and explain the application. 
 
Amy Berry, 1331 South Jackson Street, spoke in favor of this case. 
 
Chairman Holloway asked for anyone wishing to comment in favor of or opposition to 
this case. 
 
David Berry, 1331 South Jackson Street, spoke in favor of this case. 
 
There being no others to speak, Chairman Holloway closed the public hearing and 
entertained a motion to approve, approve with conditions, deny, or table PLN-15-004-C.  
 
Mr. Henrie made a motion to approve case PLN-15-004-C, the request for a Conditional 
Use Permit to construct twin homes, in an R-2 (One Unit Residential) zoning district, 
located at 1331 South Jackson Street, with Conditions #1-3, for the two (2) Reasons and 
Findings A-F listed in the staff report.  The motion was seconded by Mr. King.  All those 
present voted aye.  Motion passed. 
 
 
IV. COUNCIL ACTIONS: 

There were none. 
 

V. SPECIAL ISSUES: 
 
Ordinance Amendment to the Casper Municipal Code Section 17.12.240 E, 
pertaining to voting by a majority of the commission.  

 
 Aaron Kloke, Planner I, presented the staff report and recommended that the 

Planning and Zoning Commission recommend that Section 17.12.240(E) of the Casper 
Municipal Code, pertaining to the approval of Conditional Use Permits be amended to 
require the approval of Conditional Use Permits by four (4) votes, which is the majority 
of the Commission. 
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 Chairman Holloway opened the public hearing and asked for anyone wishing to 
comment in favor of or opposition to this amendment. 

 
There being no one to speak, Chairman Holloway closed the public hearing and 
entertained a motion to approve, approve with conditions, deny, or table the 
amendment as proposed. 

 
Mr. King made a motion to approve the amendment the Casper Municipal Code 
Section 17.12.204 (E) pertaining to voting by a majority of the commission and 
forwarded a “do pass” recommendation to City Council.  The motion was 
seconded by Ms. England.  All those present voted aye. Motion passed. 

 
 
VI. COMMUNICATIONS: 

A. Commission: 
There were none. 
 

B. Community Development Director: 
 Mr. Collins advised that there would be a Developer Forum Coffee Talk, 

Thursday, February 26, 2015, 7:00 a.m., Council meeting room.  He stated 
the next training would be held Wednesday, March 18, 2015, 11:30 a.m., 
Downstairs meeting room. 

 
C. Other Communications: 
 There was discussion on the following as Goals for the Planning and 
 Zoning Commission: 

• Street connectivity; 
• Density; 
• Urban Agriculture (AG) zoning; 
• Quality of life and Environmental goals. 

 
D. Council Liaison: 
 There were none. 
 
 

VII. ADJOURNMENT 
 
Chairman Holloway called for a motion for the adjournment of the meeting.  A motion 
was made by Mr. Hein and seconded by Ms. England to adjourn the meeting.  All present 
voted aye.  Motion carried.  The meeting was adjourned at 7:29 p.m.    
 
 
 
                      
 Chairman      Secretary 
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         March 20, 2015 
 

 
MEMO TO: James Holloway, Chairman 

Members, Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 

Craig Collins, AICP, City Planner 
Aaron Kloke, Planner I 

   
SUBJECT: PLN-15-001-RZ – (Tabled January 27, 2015) Petition for preliminary plat 

approval for the Harmony Hills Addition No. 2, comprising 106.16-acres 
currently described as all of Sunrise Hills No. 3, and portions of Sunrise 
Hills No. 9, Sunrise Hills Addition No. 12, Garden Creek Hills Patio 
Homes No. 1, and Tract A, Harmony Hills No. 1, generally located at the 
southeast intersection of South Poplar Street and SE Wyoming Boulevard; 
and final plat approval of Harmony Hills No. 2 – Phase 1,  and rezoning of 
a portion of Harmony Hills No. 2 – Phase 1, from PUD (Planned Unit 
Development) to R-2 (One Unit Residential).  Applicant:  High Plains 
Investments, LLC. 

 
 
Recommendation on the Preliminary Plat: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve the preliminary plat of 
the Harmony Hills Addition No. 2, and forward a “do pass” recommendation to the City 
Council with the following conditions: 
 

1. Per Section 16.20.060(J) of the Municipal Code, approval of the preliminary 
plat shall not constitute acceptance of the final plat, and shall only confer upon 
the applicant the right to file a final subdivision plat based upon the preliminary 
plat.  The preliminary plat shall not be recorded at the office of the County 
Clerk, and instead, shall be retained in the Casper Community Development 
office. 
 

2. Per Municipal Code Section 16.16.020, the developer shall construct eight (8) 
foot wide sidewalks/pedestrian pathways, meeting City construction standards, 
within the subdivision’s mid-block pedestrian right-of-ways at the time each 
phase of the development is constructed.     
 

3. Public sidewalks will be required along all streets, including South Poplar 
Street and Wyoming Boulevard. Sidewalks along South Poplar Street and 
Wyoming Boulevard shall be detached and located as far from the street 
pavement as practical. The sidewalks along Wyoming Boulevard shall be 
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constructed as individual lots fronting Wyoming Boulevard are developed.  
The sidewalk along South Poplar Street shall be constructed as the adjacent 
phase of the subdivision is developed.  Interior subdivision sidewalks may 
either be detached sidewalks, or curb walks with rollover curb, at the 
developer’s discretion.  
 

4. Curb cuts and vehicular access to Wyoming Boulevard and South Poplar Street 
shall be prohibited for individual lots.  All lots that have frontage on either 
Wyoming Boulevard or South Poplar Street shall obtain access from interior 
streets only. 

 
5. A traffic study has been commissioned.  Prior to final approval by the City 

Council, the traffic study shall be approved by the City Engineer, and the 
applicant shall agree to all necessary on or off-site traffic improvements 
identified as necessary by said study. 

 
6. Prior to review by the City Council, a drainage study and grading plan shall be 

submitted to the City Engineer for review and approval. 
 
Recommendation on the Harmony Hills Addition No. 2, Phase I Final Plat: 
 

7. All requirements and conditions of preliminary plat approval shall apply to the 
approved final plat. 
 

8. The new 12-inch transmission water main traversing from Wyoming 
Boulevard, south to the Sunrise Hills No. 2 water tanks, within the 
undeveloped Goodstein Drive right of way was installed in 2012.  This water 
line shall be relocated within dedicated right of ways, or utility easements, at 
the Owner’s sole expense.  Utility easements shall be provided in a form 
acceptable to the City prior to the commencement of construction activities on 
the site. 

 
9. The undeveloped right of way, Goodstein Drive, is being partially vacated 

where it traverses proposed Blocks 1 and 3. The applicant shall provide 
temporary turn-around easements for cul-de-sacs at the northern and southern 
terminuses of the remaining portion of Goodstein Drive, in a form acceptable 
to the City, which shall be recorded concurrent with the final plat of Phase 1.  
Said temporary turn-around easements for the cul-de-sacs shall remain in place 
until such time as the area is replatted and the Goodstein Drive right of way is 
vacated. 
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10. Prior to the recording of the final plat of Phase 1, the applicant shall furnish the 
City with executed utility easement release forms from all utility companies for 
the portion of Goodstein Drive which is being vacated within Blocks 1 and 3. 

 
Recommendation on the zone change: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve the request to rezone the 
properties described below, as follows, and forward a “do-pass” recommendation to the 
City Council: 
 

1. Tracts 1, 2, 3, 4 and 5, Harmony Hills Addition No. 2, Phase 1, shall be rezoned 
from PUD (Planned Unit Development) to R-2 (One Unit Residential); 
 

2. Block 7 and Block 8, Harmony Hills Addition No. 2, Phase 1, shall be rezoned from 
PUD (Planned Unit Development) to R-2 (One Unit Residential).  

 
Code Compliance: 
 
Staff has complied with all requirements of Section 16.24 and Section 17.12.170 of the 
Casper Municipal Code pertaining to replats and zone changes, including notification of 
property owners within three hundred (300) feet by first class mail, posting of the 
property, and publishing legal notice in the Casper Star-Tribune.  At the time the staff 
report was prepared, staff has received one (1) letter with concerns for this case.  The 
Commission is responsible for reviewing replats and zone changes, and providing a 
recommendation to the City Council to approve, approve with conditions, deny, or table the 
proposal. 
 
Summary: 
 
High Plains Investments, LLC has applied for preliminary plat approval of 106-acres, 
more or less, to create the Harmony Hills Addition No. 2. The subject property is 
currently undeveloped and is zoned C-2 (General Business) and PUD (Planned Unit 
Development). The area encompassing Harmony Hills Addition No. 2 comprises all of 
Sunrise Hills No. 3, portions of Sunrise Hills No. 9, Sunrise Hills Addition No. 12, 
Garden Creek Hills Patio Homes No. 1 and Tract A, Harmony Hills No. 1, and is 
projected to create one hundred and fifty three (153) lots and eleven (11) tracts. These 
lots/tracts are intended for both commercial and residential land uses. Surrounding zoning 
in the area is R-1 (Residential Estate) to the east and south, and R-2 (One Unit 
Residential) to the southeast. Land uses in the immediate area are predominately single 
family residential. Open space, commercial uses, and educational land uses exist north of 
the subject property, across SE Wyoming Blvd.  Preliminary plats are not recorded once 
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approved, and simply provide an overall design and layout of the subdivision, and confer 
upon the applicant the right to apply for final plat approval for all or a part of the 
subdivision.  The applicant wishes to construct Harmony Hills Addition No. 2 in several 
phases.  In order to better plan for the overall layout of the area, staff requested that the 
applicant provide a preliminary plat of the entire 106-acres to avoid a “piecemeal” 
approach to developing the area as disjointed and poorly-related individual plats.  
 
In a companion item to the approval of the preliminary plat, the applicant is requesting 
final plat approval of Harmony Hills Addition No. 2, Phase 1, consisting of two separate 
development parcels.  Proposed Blocks 1-6 are located generally in the northwest corner 
of Harmony Hills Addition No. 2, and consist of twelve (12) lots, all of which are zoned 
C-2 (General Business).  The second development parcel is located in the southeast 
corner of Harmony Hills Addition No. 2 and consists of five (5) tracts and two (2) blocks 
with a total of forty-four (44) lots.  The applicant is requesting a zone change of the five 
(5) tracts and forty-four (44) lots (Blocks 7 and 8) from PUD (Planned Unit 
Development) to R-2 (One Unit Residential). 
 
The Comprehensive Land Use Plan is the planning document that describes the values 
and ideals expressed by the community for its future.  The Plan was created in 2000 and 
was based on approximately two (2) years of citizen meetings and visioning intended to 
create a set of goals and policies regarding land use in the Casper area.  Whenever a zone 
change is proposed, the Planning and Zoning Commission should base its decision on 
whether to approve it on the criteria expressed in the Comprehensive Land Use Plan.  
Furthermore, Section 17.12.170 of the Casper Municipal Code specifies that staff must 
review zoning applications in context with the approved Comprehensive Land Use Plan, 
and provide a recommendation to the Planning and Zoning Commission based on 
whether the zoning proposal conforms to the Plan.  
 
The Future Land Use Plan (Pg. 121 of the Casper Area Comprehensive Plan) is a map 
element of the Comprehensive Land Use Plan that visibly sets the City’s policy regarding 
future zoning and land use patterns.  It also provides assurance and direction to property 
owners and the private development sector with respect to the desired development 
activity of specific areas.  In this case, the Future Land Use Plan element of the 2000 
Casper Area Comprehensive Land Use Plan identifies this area to be appropriately 
developed as “general commercial”, “multi-family”, and “high-density single family”.  
 
The Comprehensive Land Use Plan states that areas shown in the plan as “general 
commercial” should be designated for retail, trade, service uses, and offices. The portion 
of land west and northwest of the proposed zoning changes is currently zoned C-2 
(General Business). This zoning district is for the purpose of the development of a wide 
variety of commercial uses and also permits multi-family residential and single-family 
dwellings.  
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The Land Use Plan states that areas shown in the plan as “multi-family” and “high-
density single family” should be designated for single family attached dwellings including 
duplexes and townhomes, and apartments and condominiums. The proposed R-2 (One 
Unit Residential) zoning district is for the purpose of the development of residential lots, 
which are a less intensive use of land. While the proposed R-2 (One Unit Residential) 
zoning of the property is not in keeping with the projected multi-family and high-density 
use of the property, staff supports this zone change as it will allow infill development of 
an otherwise vacant plot of land, and will provide a good transition from the large estate 
lots on the south to the commercial property to the north. In addition, the proposal still 
maintains a large portion of land zoned as C-2 (General Business), which does allow a 
wide range of residential densities including multi-family dwellings. 
 
The Comprehensive Land Use Plan establishes a list of visions, principles and goals to 
guide the City’s land use policies and decisions.  With regard to the current proposal, the 
zone change to R-2 (One Unit Residential) is supported by the following visions, 
principles, and goals: 
 
Vision 1:  Diverse Economy – An expanded, more diversified, and stable local economy 
that continuously grows new jobs that pay a higher wage than the current average.   
 

Principle E – Balance Housing Supply with Demands Created by Economic 
Growth. 

 
Goal 7 – Provide a variety of housing types and densities offering 
convenient and affordable housing to meet the demands created by growth 
in industrial and commercial development. 

 
Vision 3:  Compact Development – A compact development pattern of cohesive 
neighborhoods and corridors. 
 
 Principle K – Direct Growth to Encourage Infill and Redevelopment. 
 

Goal 20 – Direct future development to underutilized or vacant parcels 
within the developed urban area where City services and infrastructure 
already exists. 

 
Vision 4:  Cohesive Residential Neighborhoods – Stable, safe, easily-accessible, 
interconnected, cohesive residential neighborhoods. 
 
 Principle O – Minimize Changes to Existing Residential Neighborhoods 
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Goal 30 – Ensure that changes to existing residential neighborhoods are 
compatible in terms of use, design and scale, and that negative impacts are 
adequately mitigated. 

 
 
The proposed R-2 (One Unit Residential) zoning district allows for the development of 
any and all of the following permitted uses:  
 

1. Conventional site-built single-family dwellings and manufactured homes with 
siding material consisting of wood or wood products, stucco, brick, rock, or 
horizontal lap wood, steel or vinyl siding; 

2. Day-care, adult; 
3. Family child care home; 
4. Parks, playgrounds, historical sites, golf courses, and other similar recreational 

facilities used during daylight hours;  
5. Schools, public, parochial, and private elementary, junior, and senior high; 
6. Neighborhood assembly uses; 
7. Neighborhood grocery; 
8. Group home; 
9. Church. 

  
The existing C-2 (General Business) zoning district allows for the development of any 
and all of the following permitted uses: 
 

1. Animal clinics and animal treatment centers; 
2. Apartments located within a business structure;   
3. Arcades/amusement centers 
4. Assisted living; 
5. Automobile park, sales area or service center; 
6. Automobile service stations; 
7. Banks, savings and loans, and finance companies; 
8. Bars, taverns, retail liquor stores, and cocktail lounges; 
9. Bed and breakfast: 
10. Bed and breakfast homestay; 
11. Bed and breakfast inn; 
12. Business, general retail; 
13. Chapels and mortuaries; 
14. Churches; 
15. Clubs or lodges; 
16. Convenience establishment, medium volume; 
17. Dance studios; 
18. Day care, adult; 
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19. Child care center; 
20. Family child care center - zoning review; 
21. Family child care home; 
22. Family child care home - zoning review; 
23. Electrical, television, radio repair shops; 
24. Grocery stores; 
25. Group homes; 
26. Homes for the homeless (emergency shelters); 
27. Hotels, motels; 
28. Neighborhood grocery; 
29. Offices, general and professional; 
30. Pet shops; 
31. Medical laboratories, clinics, health spas, rehabilitation centers, real estate 

brokers, insurance agents; 
32. Parking garages and/or lots; 
33. Parks, playgrounds, historical sites, golf courses, and other similar recreational 

facilities; 
34. Pawn shops; 
35. Personal service shops; 
36. Pharmacies; 
37. Printing and newspaper houses; 
38. Reception centers; 
39. Recreation centers; 
40. Restaurants, cafes, and coffee shops; 
41. Retail business; 
42. Sundry shops and specialty shops; 
43. Theaters, auditoriums, and other places of indoor assembly; 
44. Thrift shops; 
45. Vocational centers, medical and professional institutions; 
46. Neighborhood assembly uses; 
47. Regional assembly uses; 
48. Branch community facilities; 
49. Neighborhood grocery; 
50. Conventional site-built and modular single and multi-family dwellings, and 

manufactured homes. 
 
This proposed preliminary plat laying out the Harmony Hills Addition No. 2, the final 
plat of Harmony Hills Addition No. 2, Phase 1, and the associated zoning request meet all 
the requirements of the Casper Municipal Code, and are consistent with the goals and 
visions of the Comprehensive Land Use Plan; therefore staff is recommending approval 
with the ten (10) recommended conditions listed above.  
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         March 20, 2015 
 
 
MEMO TO: James Holloway, Chairman 

Members, Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 

Craig Collins, AICP, City Planner 
Aaron Kloke, Planner I 

   
SUBJECT: PLN-15-007-ARZV – Petition to annex a portion of the NE1/4 Section 

14, T.33N., R.80W., 6th P.M., Natrona County Wyoming, and a vacation 
and replat of the City Park, Platte View Bluffs Subdivision, comprising 
8.06-acres, more or less, to create the Begonia Bluffs Addition, generally 
located northwest of the intersection of Begonia Street and Lilac Street, 
adjacent to the North Platte River, and rezoning of proposed Lot 1 to PH 
(Park Historic) and Lots 2 and 3, Begonia Bluffs Addition from PH (Park 
Historic) to R-2 (One Unit Residential).  Applicant:  City of Casper. 

 
 
Recommendation on the Annexation: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve the request to annex the 
subject property and forward a “do pass” recommendation to the City Council for the 
following reasons: 
 
1. The annexation of the area will serve to protect the health, safety, and welfare of the 

persons residing in the area and in the City.  
 
2. The urban development of the area to be annexed constitutes a natural, 

geographical, economical, and social part of the City because the subject property is 
adjacent to the corporate limits of the City of Casper. 

 
3. The area sought to be annexed is a logical and feasible addition to the City of 

Casper, and the extension of basic and other services customarily available to the 
residents of the City shall be made available to the area proposed to be annexed.  

 
4. The proposed annexation is contiguous with and adjacent to the City of Casper. 
 
5. The proposed zoning is compatible with the zoning and existing and proposed 

land uses in the surrounding area. 
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Recommendation on the Plat: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve the plat creating the 
Begonia Bluffs Addition, and forward a “do pass” recommendation to the City Council.   
   
Recommendation on Vacation of Parkland: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve, and forward a “do-pass” 
recommendation to the City Council on the Vacation of a portion of “Begonia Park,” 
which is described as proposed Lots 2 and 3, Begonia Bluffs Addition.  Pursuant to W.S. 
15-1-103(a)(xii), the City of Casper has held title to the property in question for more 
than ten (10) years and no substantial use has been made thereof for park purposes.   
 
Recommendation on Zoning: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve the zoning of the Begonia 
Bluffs Addition, and forward a “do-pass” recommendation to the City Council, as follows: 
 

1. Lot 1, Begonia Bluffs Addition – PH (Park Historic); 
2. Lots 2 & 3, Begonia Bluffs Addition – R-2 (One Unit Residential). 

 
Code Compliance: 
 
Staff has complied with all requirements of Section 16.24, 16.36, and 17.12.170 of the 
Casper Municipal Code pertaining to annexations, plats, and zone changes, as well as 
applicable State Statutes, including notification of property owners within three hundred 
(300) feet by first class mail, posting of the property, and publishing legal notice in the 
Casper Star-Tribune.  At the time the staff report was prepared, staff has received seven 
(7) written public comments regarding this case. The Commission is responsible for 
reviewing annexations, plats, vacations of parklands, and zone changes, and making a 
recommendation to the City Council on each.   

 
Summary: 
 
In 2014 Natrona County transferred a 6.7-acre, more or less, parcel of unplatted, 
riverfront property at the northern tip of Paradise Valley to the City of Casper. The 
property is located in unincorporated Natrona County, but is contiguous with the City of 
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Casper limits on its southern boundary. Adjacent to the parcel, immediately to the south, 
is a 1.28-acre, more or less, undeveloped City park (“Begonia Park”), which was 
dedicated as a park in the late 1970’s as a part of the Platte View Bluffs Subdivision.  The 
park parcel is currently fenced with a six-foot high chain-link fence, is in a natural, 
unimproved state, and has never been used as a formal City park. 
 
Several actions are under consideration that ultimately will result in the creation of a new 
subdivision, the Begonia Bluffs Addition.  First, the City is proposing to annex the 6.7-
acre parcel acquired from the County last year, and to incorporate it into the new 
subdivision as Lot 1, Begonia Bluffs Addition.  The western portion of Begonia Park is 
proposed to be vacated as parkland, replatted, and rezoned to R-2 (One Unit Residential), 
in preparation for the eventual sale of the two (2) lots (Lots 2 & 3, Begonia Bluffs 
Addition) as single-family residential properties.  The proceeds from the sale of the two 
(2) lots will assist with the cost of constructing a pedestrian bridge across the river.  There 
has been no timeline established for the construction of the proposed bridge. 
 
Currently, the Platte River Parkway Trail terminates at a park at the north side of the 
intersection of Riverbend Road and Paradise Drive.  The plan for Lot 1, Begonia Bluffs 
Addition is to construct a trailhead park, with a small parking area, and an extension of 
the trail across the property.  A bridge would be constructed from Lot 1, to the north side 
of the river, where it would continue to the west, and eventually tie into the pedestrian 
trail that will be constructed this summer along Robertson Road, south, to the Oregon 
Trail School. 
 
Aside from the typical processes involved in annexing, platting, and zoning to create a 
new subdivision, this proposal requires the extra step of vacating, as public parkland, the 
portion of Begonia Park that is being replatted to create Lots 2 & 3, Begonia Bluffs 
Addition.  The process for the vacation of public parkland is dictated by State Statutes. In 
order to legally vacate a park, it has to have been owned by the City for a minimum of ten 
(10) years, and the park cannot have been in “substantial use” as a park during that time.  
The property has been dedicated as a park since the late 1970’s, and has never been 
improved or used as a formal park.  Furthermore, a six (6) foot high fence surrounds the 
property to prevent public access to the parcel; therefore, the necessary conditions for a 
vacation exist.  Although approximately ¾-acre will be vacated and developed, 7.32-acres 
of property will be retained as public parkland with the approval of the Begonia Bluffs 
Addition.  The recently adopted 2014 Park and Open Space Improvement Plan does not 
propose future development for Begonia Park. 
 
The creation of the Begonia Bluffs Addition can be considered infill, in that two (2) 
additional housing lots are being created on an otherwise, underutilized parcel.  The 
creation of Begonia Bluffs will also allow for the westward expansion of the Platte River 
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Parkway Trail system by providing a connection across the river to incorporate the River 
West area into the City’s trail system; therefore, staff is recommending approval. 
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         March 20, 2014 
 
 
MEMO TO: James Holloway, Chairman 

Members, Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 

Craig Collins, AICP, City Planner 
Aaron Kloke, Planner I 

   
SUBJECT: PLN-15-011-R – Petition to vacate and replat all of Lots 39, 40 and 41, 

River Park II, to create River Park II, Lots 42, 43 and Tract A Addition, 
comprising 2.144-acres, more or less, located at 5942, 5953 & 5965 River 
Park Drive. Applicant:  Five G, LLC. 

 
 
Recommendation: 
 
Staff recommends that the Planning and Zoning Commission continue the replat request 
to create the River Park II, Lots 42, 43, and Tract A Addition to the April 28, 2015 public 
hearing, and direct the applicant to re-submit the requested replat in conformance with all 
Casper Municipal Code requirements, specifically, with regard to the minimum lot size 
and width requirements in an R-1 (Residential Estate) zoning district, and the dedication 
of utility easements. 
  
Code Compliance: 
 
Staff has complied with all requirements of Section 16.24 of the Casper Municipal Code 
pertaining to replats, including notification of property owners within three hundred (300) 
feet by first class mail, posting of the property, and publishing legal notice in the Casper 
Star-Tribune. The Commission is responsible for reviewing replats, and making a 
recommendation to the City Council to approve, approve with conditions, deny, or table the 
proposal.  At the time the staff report was prepared, staff had not received any public 
comments on this case.   
 
Summary: 
 
Five G, LLC has applied for a vacation and replat of Lots 39, 40, and 41, River Park II, to 
create River Park II, Lots 42, 43, and Tract A Addition.  The subject property is 
approximately 2.144 acres in size and is zoned R-1 (Residential Estate). Land uses in the 
immediate area are single family homes and undeveloped lots. The proposed replat is 
reconfiguring three (3) lots to create two (2) new lots and a tract.  
 
The minimum lot size requirement in the R-1 (Residential Estate) zoning district is 9,000 
sq. ft., and the minimum lot width is seventy-five (75) feet. Tract A, as submitted, has a 
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lot width of approximately thirty-five (35) feet and is approximately 8,948 sq. ft in area. 
This tract does not fulfill the minimum requirements of the R-1 (Residential Estate) 
zoning ordinance. Furthermore, Section 16.16.020(C)(2) requires that in the case of plats, 
the minimum area for all lots shall not be less than that required by the zoning ordinance 
for the respective district.  In that the Commission and the Council may not approve a plat 
that violates the Casper Municipal Code minimum requirements, staff is recommending 
that the Planning and Zoning Commission continue the replat request and direct the 
applicant to resubmit a legal and conforming plat for review and approval.  During staff’s 
initial review of the replat, the insufficient size of Tract A was identified as needing to be 
changed; however, the applicant stated that it is their plan to replat Tract A at some point 
in the future and incorporate it into an adjacent lot to the north, and therefore did not 
make the change, as was requested.  The property to the north is currently unplatted, and 
not annexed to the City of Casper at this time. 
 
Furthermore, staff’s initial review requested that the Certificate of Dedication “grant” all 
utility easements to the public and private utility companies rather than “reserve” such 
utility easements. However, the applicant did not make the change as requested. It is 
necessary to have public easements explicitly granted in order to receive the right to 
maintain public utilities. 
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ENGINEERING   SURVEYING   PLANNING
 200 PRONGHORN, CASPER, WY. 82601
W.O. No.: 15632 DATE: 12-8-14  FILE NAME: RP II REPLAT
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