
AGENDA 
   PLANNING AND ZONING MEETING 

May 19, 2016 
6:00 P.M. 

COUNCIL CHAMBERS 
CITY HALL, 200 NORTH DAVID 

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

 
PLANNING AND ZONING POLICY 

PUBLIC STATEMENTS 
 

1. Use of Cellular telephones is not permitted, and such telephones shall be 
turned off or otherwise silenced during the Planning and Zoning Meeting. 

 
2. 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. 
 

3.     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:  April 21, 2016 Meeting 
 
III. PUBLIC HEARINGS:   



 
A.  PLN-16-019-C – (Tabled April 21, 2016)  Petition for a Conditional Use Permit 

for the construction of an oversized detached accessory building (garage) in an 
R-1 (Residential Estate) zoning district. Said garage consists of a 2,196 square 
foot addition to an existing detached garage, for a total footprint of 2,580 square 
feet.  Per the Municipal Code, the maximum size of an accessory building 
(garage) is 1,500 square feet.  The subject property is located on Lots 72 and 73, 
Sunrise Hills No 8 Addition, at 6200 South Chestnut Street.  Applicant:  Rick 
and Judy Binks. 
 

B.  PLN-16-022-R – Petition to vacate and replat Lots 5 and 6, Harmony Hills 
Addition No. 2 – Phase 2, and Lot 4A, Harmony Hills Addition No. 2 – Phase 2, 
Lots 3A and 4A, to create Harmony Hills Addition No. 2 Phase 2A, comprising 
0.46-acres, more or less, generally located at the southeast intersection of 
Wyoming Boulevard and Tranquility Way.  Applicant:  Harmony Hills Holdings, 
LLC. 
 

C.   PLN-16-023-R – Petition to vacate and replat of Eastward Heights VIII, Lots 
11-15, to create Eastward Heights VIII, Lot 16, comprising 0.260-acres, more or 
less, located at 1460, 1462, 1464, 1466 Missouri Avenue.  Applicant:  Langdon 
Investments, LLC. 

 
D.   PLN-16-024-C – Petition for a Conditional Use Permit for an accessory building 

(garage), with 19’ high walls, in excess of the 12’ maximum wall height 
permitted; in an R-2 (One Unit Residential) zoning district on Lot 8, Block 7, 
Pineview Meadows Addition No. 2, Subdivision No. 1, located at 2850 East 5th 
Street.  Applicant:  Jon Cardenas. 

 
E.  PLN-16-025-Z - Petition for a Zone Change of Casper Block 122, Lot 1-3 

Commercial, and Casper Block 122 Lot 4-5 All, located at 901 and 909 South 
Cedar Street, from OYDSPC (Old Yellowstone District and South Poplar 
Corridor) to C-2 (General Business).  Applicant:  Chetan Patel. 

 
 

VI.  COUNCIL ACTIONS: 
 
The following item(s) have been approved by the City Council since the last Planning 
and Zoning Commission meeting. 
  
  
   
V.  SPECIAL ISSUES: 
     
 
VI.  COMMUNICATIONS: 
   



A. Commission  
B. Community Development Director 

1)  Old Business Items 
2)  New Business Items 
 

C. Council Liaison 
D. Other Communications 

 
VII.   ADJOURNMENT 
 
 
 
 
 



PLANNING AND ZONING MEETING 
THURSDAY, APRIL 21, 2016 

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 Thursday, April 21, 2016, in the Council 
Chambers, City Hall, 200 North David Street, Casper, Wyoming. 
 
 
 

Members Present: Bob King   
    Randy Hein 
    James Holloway 
    Susan Frank 
    Fred Feth 
    Don Redder 
 
 Absent Members: Ryan Waterbury 
     

Others present: V.H. McDonald, City Manager 
        Craig Collins, City Planner  
    Aaron Kloke, Planner I       

        Dee Hardy, Administrative Support Technician 
Wallace Trembath, Assistant City Attorney 

     Jason Knopp, City Engineer 
     Steve Cathey, Council Liaison 

   Carlos and David Iparraguirre, 2990 Pheasant Drive 
    Ryan Welsh, WLC, 200 Pronghorn  
    Kenneth Whipple, 1220 Morado Drive 
    Bryn Whipple, 1220 Morado Drive 
    David Gallup, 2707 Palmer 
    Neville Tuft, 6208 Cornado Drive 
    Alan Palmer, 19814 East 59th  Drive, Aurora, CO 

Irene Cooke, Verizon Wireless, 1599 Co. Rd. 5221, 
Tabernash, CO 

    Duane Reimer, 2012 Linda Vista Drive 
    Peter Nicolaysen, 140 North Center Street 
    Jerry Davis, 4954 Country Club Road 
    Jeremy Scribner, 6117 Coronado Drive 
    Ed Santos, 6791 Colfax Street, Coeur d’Alene, ID   
    Bunky Loucks, 1555 West Coffman Avenue 
    Kevin Eberle, 4130 Kodiak 
    Bob Bailey, 2800 Ardon Lane 
    Bob Sutter 1907 Rustic Drive 
    Richard Binks, 6200 South Chestnut Street 
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    John Spaulding, 1561 South Jackson Street 
    Joe McQuade, 6230 South Jackson Street 
    Matthew Dodds, 1531 West 60th Street 
 
 
II. MINUTES OF THE PREVIOUS MEETING 

 
 
Chairman King asked if there were additions or corrections to the minutes of the March 
17, 2016 Planning & Zoning Commission meeting.  
 
There being none, Chairman King called for a motion to approve the minutes of the March 
17, 2016 Planning & Zoning Commission. 
 
Mr. Holloway made a motion to approve the minutes of the March 17, 2016 meeting. The 
motion was seconded by Mr. Redder.  All those present voted aye. Minutes approved.  

 
 
 
 
 

III. PUBLIC HEARING 
 

The Chairman advised the applicants that it takes four (4) affirmative votes to carry 
any motion not just a majority of those commission members present.  Anything less 
than four (4) votes is a denial. Applicants can postpone their public hearing until next 
month in anticipation of more Planning Commission members being present, if they 
so desire. 
 
Chairman King entertained a motion to remove Case No. PLN-16-007-R from the table for 
consideration. 
 
Mr. Feth made a motion to remove case PLN-16-007-R from the table for consideration.  
The motion was seconded by Ms. Frank.  All those present voted aye. Motion passed. 
 
 

PLN-16-007-R – (Tabled March 17, 2016)  Petition to vacate and replat Tract B of 
Falcon Crest III and Tract B and Tract C of Falcon Crest IV, to create McKinley 
Heights, comprising 1.71-acres, more or less, generally located at East 26th and South 
McKinley Streets.  Applicant:  David and Carlos Iparraguirre. 

 
 

Aaron Kloke, Planner I, presented the staff report and stated that the original staff report, 
considered at the March 17, 2016 Planning and Zoning Commission meeting,  provided a 
recommendation that included three (3) suggested conditions of approval.  Those 
conditions were as follows:   
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1. Curb cuts shall be minimized and limited to one common curb cut for each set of 
twin homes with a maximum width of twenty-four (24) feet along South McKinley 
Street. 
 

2. On the final plat, Owner shall define shared points of access with dedicated shared 
access easements. 
 

3. Owner shall repair any damaged or deficient sidewalks along the South McKinley 
Street and East 26th Street frontage of the subject property, as directed by the City 
Engineer. 
 

Based on the revised plat that has been submitted for the Commission’s consideration, staff 
is now providing an amended/updated list of suggested conditions for the Planning and 
Zoning Commission’s consideration.  The Planning Commission’s decision, along with 
any recommended conditions of approval, will be forwarded to the City Council for final 
consideration. 
 

1. Owner shall repair any damaged or deficient sidewalks along the South McKinley 
Street and East 26th Street frontage of the subject property, as directed by the City 
Engineer. 
 

2. The ingess/egress private driveway providing access to the lots fronting South 
McKinley Street shall be designated as one-way only and appropriate signage shall 
be installed at the Owner’s sole cost and expense. 
 

3. The private driveway shall be paved to City standard specifications. 
 
 Mr. Kloke entered seven (7) exhibits into the record for this case. 
 
Chairman King opened the public hearing and asked for the person representing the case 
to come forward and explain the application. 
 
Carlos and David Iparraguirre, 2990 Pheasant Drive, spoke in favor of this case. 
 
There was discussion on: 
 

 Narrow drive, 
 Emergency vehicles access, 
 Parking, 
 Adding a fourth (4th) condition requiring a 24’ wide driveway. 

 
Chairman King asked for anyone wishing to comment in favor of or opposition to this case. 
 
There being no one to speak, Chairman King closed the public hearing and entertained a 
motion to approve, approve with conditions, deny, or table PLN-16-007-R, regarding the 
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proposed McKinley Heights Subdivision and forward a “do pass” recommendation to City 
Council.  
 
Mr. Holloway made a motion to approve case PLN-16-007-R, replat creating McKinley 
Heights Subdivision and forward a “do pass” recommendation to Council with Conditions 
#1-3 listed in the staff report and a 4th Condition of a 24’ wide driveway.  The motion was 
seconded by Mr. Hein.  All those present voted aye. Motion carried. 
 
 
The Chairman advised the applicants that it takes four (4) affirmative votes to carry 
any motion not just a majority of those commission members present.  Anything less 
than four (4) votes is a denial. Applicants can postpone their public hearing until next 
month in anticipation of more Planning Commission members being present, if they 
so desire. 
 

PLN-16-016-S – Planned Unit Development (PUD) sub-area plan approval for Lots 
6, 7, 11, 12, & 13, Block 5, The Heights Addition (a portion of the McMurry Business 
Park PUD).  Said sub-area plan establishes, as the proposed use of the property, a 
16,578 square foot (footprint), single-story church.  The current address of the 
property is 1075 Morado.  Applicant:  Corporation of the Presiding Bishop of Jesus 
Christ of Latter-Day Saints. 

 
 
Aaron Kloke, Planner I, presented the staff report and recommended that if, after the public 
hearing, the Planning and Zoning Commission finds that the sub-area plan meets the 
minimum requirements of the McMurry Business Park Planned Unit Development (PUD) 
Guidelines and the Casper Municipal Code, staff recommends that the Planning and Zoning 
Commission approve the sub-area plan and forward it to the City Council with a “do pass” 
recommendation.  Staff has provided two (2) recommended conditions of approval for the 
Planning and Zoning Commission’s consideration. 
 

1. The Owner shall provide standard City curb, gutter and sidewalk along both 
Morado Drive frontages of its property.  
 

2. Pursuant to the approved McMurry Business Park PUD Guidelines, prior to the 
commencement of construction/development, Owner shall obtain City approval of 
a detailed site plan for the site. 
 

Mr. Kloke entered seven (7) exhibits into the record for this case. 
 
Chairman King opened the public hearing and asked for the person representing the case 
to come forward and explain the application. 
 
Ryan Welsh, WLC, 200 Pronghorn, spoke in favor of this case, and advised he would 
answer questions. 
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Chairman King asked if the Conditions listed in the staff report were acceptable. 
 
Mr. Welsh stated that the applicant did not agree with Condition #1. 
 
There was discussion on: 
 

 Drainage of the proposed site, 
 Increased traffic in the area, 
 Pedestrians and walkability, 
 Curb, gutter and sidewalks standard within the City. 

 
Mr. Kloke, entered six (6) photos provided by Mr. Welsh as exhibit “H.” 
 
Chairman King asked for anyone wishing to comment in favor of or opposition to this case. 
 
Kenneth Whipple, 1220 Morado Drive, spoke in favor of this case. 
 
Bryn Whipple, 1220 Morado Drive, spoke in favor of this case. 
 
David Gallup, 2707 Palmer, spoke in favor of this case. 
 
Neville Tuft, 6208 Coronado, spoke in favor of this case. 
 
Allan Palmer 19814 E 59th Drive, Aurora, Co spoke in favor of this case, and stated the 
green space around the church is private property and not a park. 
 
There being no others to speak, Chairman King closed the public hearing and entertained 
a motion to approve, approve with conditions, deny, or table PLN-16-016-S, regarding the 
sub-area plan and forward a “do pass” recommendation to City Council.  
 
Ms. Frank made a motion to approve case PLN-16-016-S, a sub-area plan for the proposed 
church, with Conditions #1-2 listed in the staff report and forward a “do pass” 
recommendation to council.  The motion was seconded by Mr. Holloway.  All those present 
voted aye with the exception of Mr. Redder who voted nay. Motion passed. 
 
 
The Chairman advised the applicants that it takes four (4) affirmative votes to carry 
any motion not just a majority of those commission members present.  Anything less 
than four (4) votes is a denial. Applicants can postpone their public hearing until next 
month in anticipation of more Planning Commission members being present, if they 
so desire. 
 

PLN-16-017-C – Petition for a Conditional Use Permit for the construction of a 90’ 
tall cell tower/light pole in an ED (Education District) zoning district, located at Kelly 
Walsh High School football field. Said cell tower/light pole, located at the northwest 
corner of the stadium, will be 90’ in height to accommodate both light fixtures and 
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cellular antennas. Verizon will also replace the other three (3) existing, 69’ tall 
stadium light poles with new light poles.  Kelly Walsh High School is located at 3500 
East 12th Street, Kelly Walsh Senior High School Addition to the City of Casper.  
Applicant:  Natrona County School District No. 1. 

 
Aaron Kloke, Planner I, presented the staff report and recommended that if, after the public 
hearing, the Planning and Zoning Commission finds that the Conditional Use Permit meets 
the two (2) reasons and six (6) findings necessary for the approval of a Conditional Use 
Permit found in Section 17.12.240 (G) and (H) of the Casper Municipal Code,  staff 
recommends that the Planning and Zoning Commission articulate its findings, and further 
recommends that the Planning and Zoning Commission include, at a minimum, the 
following recommended conditions of approval. 

 
1. The cell tower/light pole shall be completed and in place within one (1) year from 

the date of approval of the Conditional Use Permit. If said cell tower/light pole is 
not completed and in place within a year, the Conditional Use Permit shall become 
null and void.  
 

2. A detailed site plan shall be approved by the City prior to the commencement of 
construction.   

 
Mr. Kloke entered six (6) exhibits into the record for this case. 
 
Chairman King opened the public hearing and asked for the person representing the case 
to come forward and explain the application. 
 
Irene Cook, Verizon Wireless, 1599 Co. Rd. 5221, Tabernash, CO, spoke in favor of this 
case.  She discussed the need for a cell tower in this area and the replacement and relocation 
of light poles on the Kelly Walsh High School stadium playing field. 
 
Duane Reimer, 2012 Linda Vista Drive, explained that moving the light poles back from 
the playing surface would implement the latest technology in lighting.  The lighting would 
be what is called focused and not flood lighting.  This is a brighter light that does not bleed 
into the neighborhood.   
 
Mr. Kloke entered the two (2) pages of materials provided by Irene Cooke as exhibit “G.” 
 
Chairman King asked for anyone wishing to comment in favor of or opposition to this case. 
 
There being no one to speak, Chairman King closed the public hearing and entertained a 
motion to approve, approve with conditions, deny, or table PLN-16-017-C, Conditional 
Use Permit for the construction of a 90’ tall cell tower/light pole in an ED (Education 
District) zoning district, located at 3500 East 12th Street, Kelly Walsh Senior High School.  
 
Mr. Redder made a motion to approve case PLN-16-017-C for the construction of a 90’ 
tall cell tower/light pole in an ED (Education District) zoning district, located at 3500 East 
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12th Street, Kelly Walsh Senior High School, with Conditions #1-2, for the two (2) Reasons 
and Findings A-F listed in the staff report.  The motion was seconded by Mr. Feth.  All 
those present voted aye. Motion carried. 
 
Mr. Holloway recused himself from the next case and left the room at 7:48 p.m. 
 
The Chairman advised the applicants that it takes four (4) affirmative votes to carry 
any motion not just a majority of those commission members present.  Anything less 
than four (4) votes is a denial. Applicants can postpone their public hearing until next 
month in anticipation of more Planning Commission members being present, if they 
so desire. 
 

PLN-16-018-C – Petition for a Conditional Use Permit for the construction of a 
39,000 square foot indoor training and shooting center, including a 10,000 square 
foot retail store, in a C-1 (Neighborhood Convenience) zoning district, located on Lot 
5, Block 2, Village Addition Commercial, 580 Landmark Drive.  Applicant:  East 
Valley Investments, LLC. 

 
Aaron Kloke, Planner I, presented the staff report and recommended that if, after the public 
hearing, the Planning and Zoning Commission finds that the Conditional Use Permit, meets 
the two (2) reasons and six (6) findings necessary for the approval of a Conditional Use 
Permit found in Section 17.12.240 (G) and (H) of the Casper Municipal Code,  staff 
recommends that the Planning and Zoning Commission articulate its findings, and further 
recommends that the Planning and Zoning Commission include, at a minimum, the 
following recommended conditions of approval. 

 
1. The indoor training and shooting center shall be completed within one (1) year from 

the date of approval of the Conditional Use Permit. If said indoor training and 
shooting center is not completed within a year the Conditional Use Permit shall 
become null and void.  
 

2. A detailed site plan shall be submitted to the City for review and approval.  Special 
emphasis shall be given to providing adequate buffering from the adjacent multi-
family residential development immediately to the south. 
 

3. Construction materials and methods shall include adequate abatement of noise, 
noxious fumes, lead exposure, and structural barriers/backstops to prevent 
projectiles from exiting the facility. 
 

4. The owner/operator of the facility shall comply with all federal, state and local 
regulations regarding the sale and discharge of weapons within the City of Casper 
limits. 

                                                                                                                                           
Mr. Kloke entered five (5) exhibits into the record for this case. 
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Chairman King opened the public hearing and asked for the person representing the case 
to come forward and explain the application. 
 
Peter Nicolaysen, 140 North Center Street, spoke in favor of this case. 
 
Mr. Kloke entered the nine (9) page materials provided by Mr. Nicolaysen as exhibit “F.” 
 
Jerry Davis, 4954 Country Club Road, spoke in favor of this case. 
 
Jeremy Scribner, 6117 Coronado Drive, spoke in favor of this case. 
 
Ed Santos, 6791 Colfax Street, Coeur d’ Alene, ID, spoke in favor of this case. 
 
Chairman King asked for anyone wishing to comment in favor of or opposition to this case. 
 
Bunky Loucks, 1555 West Coffman Avenue, spoke in favor of this case. 
 
Kevin Eberle, 4130 Kodiak, spoke in favor of this case. 
 
Bob Bailey, 2800 Ardon Lane, spoke in favor of this case. 
 
Bob Sutter, 1907 Rustic Drive, spoke in favor of this case. 
 
There being no others to speak, Chairman King closed the public hearing and entertained 
a motion to approve, approve with conditions, deny, or table PLN-16-018-C, Conditional 
Use Permit for the construction of a 39,000 square foot indoor training and shooting center, 
including a 10,000 square foot retail store, in a C-1 (Neighborhood Convenience) zoning 
district, located on Lot 5, Block 2, Village Addition Commercial, 580 Landmark Drive. 
 
Mr.  Redder made a motion to approve case PLN-16-018-C for the construction of a 39,000 
square foot indoor training and shooting center, including a 10,000 square foot retail store, 
in a C-1 (Neighborhood Convenience) zoning district, located on Lot 5, Block 2, Village 
Addition Commercial, 580 Landmark Drive, with Conditions #1-4, for the two (2) Reasons 
and Findings A-F listed in the staff report.  The motion was seconded by Mr. Hein.  All 
those present voted aye. Motion carried. 
 
Mr. Holloway returned to the meeting at 8:26 p.m. 
 
The Chairman advised the applicants that it takes four (4) affirmative votes to carry 
any motion not just a majority of those commission members present.  Anything less 
than four (4) votes is a denial. Applicants can postpone their public hearing until next 
month in anticipation of more Planning Commission members being present, if they 
so desire. 
 

PLN-16-019-C – Petition for a Conditional Use Permit for the construction of an 
oversized detached accessory building (garage) in an R-1 (Residential Estate) zoning 
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district. Said garage consists of a 2,196 square foot addition to an existing detached 
garage, for a total footprint of 2,580 square feet.  Per the Municipal Code, the 
maximum size of an accessory building (garage) is 1,500 square feet.  The subject 
property is located on Lots 72 and 73, Sunrise Hills No 8 Addition, at 6200 South 
Chestnut Street.  Applicant:  Rick and Judy Binks. 

 
Aaron Kloke, Planner I, presented the staff report and recommended that if, after the public 
hearing, the Planning and Zoning Commission finds that the Conditional Use Permit, meets 
the two (2) reasons and six (6) findings necessary for the approval of a Conditional Use 
Permit found in Section 17.12.240 (G) and (H) of the Casper Municipal Code,  staff 
recommends that the Planning and Zoning Commission articulate its findings, and further 
recommends that the Planning and Zoning Commission include, at a minimum, the 
following recommended conditions of approval. 
 

1. The accessory building (garage) shall be similar in design to the principal 
residential structure and surrounding neighborhood buildings, with comparable 
exterior residential siding materials and a similar roof pitch. 
 

2. The maximum wall height of the structure shall be twelve (12) feet. 
 

3. The accessory building (garage) shall be completed within one (1) year from the 
date of approval of the Conditional Use Permit. If said accessory building is not 
completed within a year, the Conditional Use Permit shall become null and void.  

 
Mr. Kloke entered eight (8) exhibits into the record for this case. 
 
Chairman King opened the public hearing and asked for the person representing the case 
to come forward and explain the application. 
 
Richard Binks, 6200 South Chestnut Street, spoke in favor of this case and introduced his 
contractor John Spaulding, 1561 South Jackson Street. 
 
Chairman King asked for anyone wishing to comment in favor of or opposition to this case. 
 
Joe McQuade, 6230 South Chestnut Street, spoke in opposition to this case.  He indicated 
that after reviewing the public notice list for this case he did not think all of the neighbors 
had been notified. 
 
Matthew Dodds, 1531 West 60th Street, spoke in opposition to this case. 
 
Mr. Collins, City Planner, stated that it appeared that there may have been an error with 
Public Notice.  He advised that the Planning and Zoning Commission should table this case 
to allow for proper notification as a precaution. 
 
There being no others to speak, Chairman King closed the public hearing and entertained 
a motion to approve, approve with conditions, deny, or table PLN-16-019-C, Conditional 
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Use Permit for the construction of an oversized detached accessory building (garage) in an 
R-1 (Residential Estate) zoning district. Said garage consists of a 2,196 square foot addition 
to an existing detached garage, for a total footprint of 2,580 square feet, located on Lots 72 
and 73, Sunrise Hills No 8 Addition, at 6200 South Chestnut Street. 
 
Mr. Holloway made a motion to table case PLN-16-019-C allow time for public 
notification.  The motion was seconded by Ms. Frank.  All those present voted aye. Motion 
carried. 
 
 
 

 COUNCIL ACTIONS: 
   
  Replat creating Heritage Hills Addition No. 4. 
 
  Replat creating Mesa Del Sol II, Lots 32B and 33B. 
 
  Annexation, plat and zoning creating La Hacienda Addition. 
 
 
 

V. SPECIAL ISSUES:  
There were none. 
 
 

VI. COMMUNICATIONS: 
 

A. Commission: 
Chairman. King stated that on March 30, 2016 the Casper Historic 
Preservation Commission held a public meeting to discuss the listing of 
Downtown Casper in the National Register of Historic Places, attendees 
from the Commission were himself and Mr. Redder. He advised that on 
April 13, 2016, Chairman King, Mr. Redder, Mr. Holloway, and Mr. Feth 
attended the interviews for the Comprehensive Plan consultant. 
 

B.   Community Development Director: 
There were none. 
 
Other Communications: 

C. There were none. 
 

D. Council Liaison: 
 There were none. 
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VII. ADJOURNMENT 

 
Chairman King called for a motion for the adjournment of the meeting.  A motion was 
made by Ms. Frank and seconded by Mr. Redder to adjourn the meeting.  All present voted 
aye.  Motion carried.  The meeting was adjourned at 8:56 p.m.    
 
 
 
                      
 Chairman      Secretary 
 
 
 
 



1 
 

          May 13, 2016 
 
 

MEMO TO: Bob King, Chairman 
Members of the Planning and Zoning Commission  

 
FROM: Liz Becher, Community Development Director 
  Craig Collins, AICP, City Planner 

Aaron Kloke, Planner I 
 
SUBJECT: PLN-16-019-C – (Tabled April 21, 2016) Petition for a Conditional Use Permit 

for the construction of an oversized detached accessory building (garage) in an R-
1 (Residential Estate) zoning district. Said garage consists of a 2,196 square foot 
addition to an existing detached garage, for a total footprint of 2,580 square feet.  
Per the Municipal Code, the maximum size of an accessory building (garage) is 
1,500 square feet.  The subject property is located on Lots 72 and 73, Sunrise 
Hills No 8 Addition, at 6200 South Chestnut Street.  Applicant:  Rick and Judy 
Binks. 

 
Recommendation: 
 
Staff’s recommends that the Planning and Zoning Commission remove this item from the table, 
and acknowledge the withdrawal of Case # PLN-16-019-C by the applicant. 
 
Summary: 
 
The Owners of the property located at 6200 South Chestnut Street applied for a Conditional Use 
Permit for the construction of an oversized detached accessory building in an R-1 (Residential 
Estate) zoning district.  At the public hearing on April 21, 2016 it was brought to the 
Commission’s attention that there was an error in the legal publication, and as a result, the 
Commission tabled the case to allow for proper notification of neighbors within three hundred 
(300) feet of the subject property. 
 
On April 25, 2016 staff received correspondence from Rick and Judy Binks requesting to 
withdraw the Conditional Use Permit application from consideration.   
 
 
 



      May 13, 2016 
 
 
MEMO TO: Bob King, Chairman 
  Members of the Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 
  Craig Collins, AICP, City Planner 
  Aaron Kloke, Planner I 
   
SUBJECT: PLN-16-022-R – Petition to vacate and replat Lots 5 and 6, Harmony Hills 

Addition No. 2 – Phase 2, and Lot 4A, Harmony Hills Addition No. 2 – Phase 2, 
Lots 3A and 4A, to create Harmony Hills Addition No. 2 Phase 2A, comprising 
0.46-acres, more or less, generally located at the southeast intersection of 
Wyoming Boulevard and Tranquility Way.  Applicant:  Harmony Hills Holdings, 
LLC. 

 
Recommendation: 
 
If, after the required public hearing, the Planning and Zoning Commission finds that the 
requested replat meets the minimum requirements of the Casper Municipal Code, staff 
recommends that the Planning and Zoning Commission approve the replat and forward it to the 
City Council with a “do pass” recommendation.   
 
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.  
At the time the staff report was prepared, staff had not received any public comment on this case.  
The Commission is responsible for reviewing replats, and making a recommendation to the City 
Council to approve, approve with conditions, or deny the proposal.  Alternatively, if the Planning 
and Zoning Commission finds it necessary, it may also continue the replat to a date certain, or table 
the proposal. 
 
Summary: 
 
Harmony Hills Holdings, LLC has applied to replat three (3) existing lots to create Harmony 
Hills Addition No. 2 Phase 2A, consisting of three (3) newly configured lots.  The property 
involved in the replat comprises 0.46-acres, more or less, and is the location of a newly 
constructed, multi-tenant, strip-retail building at the southeast intersection of Wyoming 
Boulevard and Tranquility Way.  The property is zoned C-2 (General Business) and there is no 
minimum lot size requirement in the C-2 zoning district.  The newly configured lots are between 
4,142 square feet and 10,117 square feet in area.  The reason for the replat is to accommodate 
changes to the interior walls/partitions that were made during construction that did not align with 
the original plat configuration.  







Harmony Hills Addition No. 2 Phase 2A Facing south from Wyoming Boulevard









      May 13, 2016 
 
 
MEMO TO: Bob King, Chairman 
  Members of the Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 
  Craig Collins, AICP, City Planner 
  Aaron Kloke, Planner I 
   
SUBJECT: PLN-16-023-R – Petition to vacate and replat Eastward Heights VIII, Lots 11-15, 

to create Eastward Heights VIII, Lot 16, comprising 0.260-acres, more or less, 
located at 1460, 1462, 1464, 1466 Missouri Avenue.  Applicant:  Langdon 
Investments, LLC. 

 
Recommendation: 
 
If, after the required public hearing, the Planning and Zoning Commission finds that the 
requested replat meets the minimum requirements of the Casper Municipal Code, staff 
recommends that the Planning and Zoning Commission approve the replat and forward it to the 
City Council with a “do pass” recommendation.   
 
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.  
At the time the staff report was prepared, staff had not received any public comment regarding 
this case.  The Commission is responsible for reviewing replats, and making a recommendation to 
the City Council to approve, approve with conditions, or deny the proposal.  Alternatively, if the 
Planning and Zoning Commission finds it necessary, it may also continue the replat to a date 
certain, or table the proposal. 
 
Summary: 
 
Langdon Investments, LLC has applied to combine five (5) existing lots into a single lot, to be 
known as Eastward Heights VIII.  The subject property is occupied by a multi-tenant residential 
structure, is located at 1460-1466 Missouri Avenue, and comprises 0.260-acres, more or less.  
The zoning of the subject property is R-4 (High Density Residential) and the minimum lot size 
for a four (4) unit multi-family structure in the R-4 (High Density Residential) district is 6,000 
square feet.  As the property is currently configured, the four (4) dwelling units are each situated 
on their own lots of record and could be sold individually as “townhomes.”  Legal access is 
currently being provided to each of the townhomes via a public access easement along the south 
boundary of the property.  The replat proposes to dissolve the individual lots, which will change 
the classification of the structure  from townhouses to a multi-family dwelling, commonly 
referred to as a four-plex, which is allowed under the current R-4 (High Density Residential) 
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zoning district.  Given that the new single-lot configuration has frontage on Missouri Avenue, 
there is no longer a need for a public access easement, and it is being dissolved with the replat. 
 
 







Eastward Heights VIII Facing northwest from S Missouri Avenue

Facing west from S Missouri Avenue







          May 13, 2016 
MEMO TO: Bob King, Chairman 
  Members of the Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 
  Craig Collins, AICP, City Planner 
  Aaron Kloke, Planner I 
 
SUBJECT: PLN-16-024-C – Petition for a Conditional Use Permit for an accessory building 

(garage), with 19’ high walls, in excess of the 12’ maximum wall height 
permitted; in an R-2 (One Unit Residential) zoning district on Lot 8, Block 7, 
Pineview Meadows Addition No. 2, Subdivision No. 1, located at 2850 East 5th 
Street.  Applicant:  Jon Cardenas. 

 
Recommendation: 
 
If, after the public hearing, the Planning and Zoning Commission finds that the requested 
Conditional Use Permit meets the two (2) reasons and six (6) findings necessary for the approval 
of a Conditional Use Permit found in Section 17.12.240 (G) and (H) of the Casper Municipal 
Code, as outlined below, staff recommends that the Planning and Zoning Commission articulate 
its findings and further recommends that the Planning and Zoning Commission include, at a 
minimum, the following recommended condition of approval. 
 

1. Per Section 17.12.121(F)(6) of the Casper Municipal Code, the accessory building, once 
completed, shall be similar in exterior design, with comparable exterior residential 
materials and roof pitch, to the principal residential building and surrounding 
neighborhood residential structures.  In addition, vertical metal siding is expressly 
prohibited.  

 
Code Compliance: 
                                                                                                                                                                                                                      
Staff has complied with all requirements of Section 17.12.240 of the Casper Municipal Code 
pertaining to Conditional Use Permits, 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.  Staff has not received any public comments regarding this application. 
 
Section 17.12.240(G) of the Casper Municipal Code states that no conditional use permit shall be 
granted unless the Commission finds the following: 
 

1. The Conditional Use is consistent with the spirit, purpose, and intent of this Title; 
will not substantially impair the appropriate use of neighboring property; and will 
serve the public need, convenience, and welfare; 

 
2. The Conditional Use is designed to be compatible with adjacent land uses and the 

area of its location. 
 



When making the decision for a Conditional Use Permit, the Commission shall consider the 
scale of the operation and relationship to other similar issues as expressed in the six (6) 
considerations outlined in Section 17.12.240(H) as listed below. 
 

a. Area and height to be occupied by buildings or other structures. 
 

b. Density of the proposed use in terms of units per acre and the number of offices, 
employees, occupants, or all three. 
 

c. Volume of business in terms of the number of customers per day. 
 
d. Increased traffic congestion or hazard caused by the use which may be over and 

above normal traffic for the area, as determined by the City Engineer and 
Community Development Director. 

 
e. Location of use with respect to the same or similar uses within a three hundred 

foot (300’) radius of the perimeter of the described property. 
 
f. Any other criteria affecting public health, safety, and welfare, as provided for by 

written rules of the Commission. 
 

Pursuant to Section 17.12.240(I) of the Casper Municipal Code, the Commission may impose 
reasonable conditions on a Conditional Use Permit, including, but not limited to, time 
limitations, requirements that one or more things be done before construction is initiated, or 
conditions of an ongoing nature.  By way of illustration, not limitation, the following limitations 
or modifications can be placed upon a Conditional Use Permit, to the extent that such conditions 
are necessary to insure compliance with the criteria of Section 17.12.240(G) and (H): 
 

1. Size and location of site; 
2. Street and road capacities in the area; 
3. Ingress and egress to adjoining public streets; 
4. Location and amount of off-street parking; 
5. Internal traffic circulation systems; 
6. Fencing, screening, and landscaped separations; 
7. Building bulk and location; 
8. Usable open space; 
9. Signs and lighting; and, 
10. Noise, vibration, air pollution and other environmental influences. 

 
Summary: 
 
Jon Cardenas, as property owner, has applied for a Conditional Use Permit to allow for the 
construction of a second story on an existing detached garage, resulting in 19’ high walls, which 
is in excess of the 12’ maximum wall height permitted.  The subject property is zoned R-2 (One 
Unit Residential) zoning district, and is located at 2850 East 5th Street.  Surrounding land uses in 
the immediate area are all single-family residential. Section 17.12.121(G) of the Casper 



Municipal Code states that a Conditional Use Permit is required for detached accessory buildings 
that exceed twelve (12) feet in exterior wall height.      
 
The existing garage is a flat-roofed, cinder block structure approximately 27’x 25’ in size and 
eleven (11) feet in height.  The applicant intends to add eight (8) foot sidewalls on top of the 
existing structure.  The applicant has submitted a written letter explaining that the exterior 
materials are proposed to be lap siding with “Bridger steel metal” on some parts of the walls.  
Staff has included a condition of approval based on the requirements of Section 17.12.121(F)(6) 
of the Casper Municipal Code that requires that exterior residential materials must be similar in 
design to the principal and/or surrounding residential neighborhood buildings and expressly 
prohibits vertical metal siding. 
 
For illustrative purposes, staff has provided a sample motion to approve the Conditional Use 
Permit immediately below, in order to assist the Planning and Zoning Commission with making 
a motion if the Commission desires to approve the request.   
 
Illustrative Motion: 
 
That case number PLN-16-024-C, a Conditional Use Permit to allow for the construction of a 
second story on an existing detached garage, resulting in 19’ high walls, in excess of the 12’ 
maximum wall height permitted, be granted with recommended Condition #1, listed under the 
“recommendation section” of this staff report, for the following reasons:   
 

1. The Conditional Use is consistent with the spirit, purpose, and intent of this Title; 
will not substantially impair the appropriate use of neighboring property; and will 
serve the public need, convenience, and welfare; 

 
2. The Conditional Use is designed to be compatible with adjacent land uses and the 

area of its location. 
 

Furthermore, the Planning and Zoning Commission finds that:  
 

a. The footprint of the garage will not increase and the increased height of the detached 
garage is compatible with the character of the surrounding neighborhood.   
 

b. The proposed use, as a detached garage, is a permitted accessory use in the R-2 (One 
Unit Residential) zoning district, and will not affect the area’s density or be detrimental 
to the neighborhood.        
 

c. The volume of business is not applicable because the property is not being proposed to be 
used as a business. 
 

d. There will not be unreasonable congestion or a traffic hazard caused by the proposed 
oversized accessory building, as determined by the City Engineer and the Community 
Development Director. 
 



e. To the best of the planning staff’s knowledge, there has not been any conditional use 
permits issued for oversized accessory buildings within three hundred (300) feet of the 
subject property. 
 

f. There are no other criteria, affecting public health, safety, and welfare, as provided for by 
written rules of the Commission. 

 
 







2850 East 5th Street Facing north from East 5th Street

Facing southeast from alleyFacing south from alley
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     May 13, 2016 
 
 
MEMO TO: Bob King, Chairman   
  Members of the Planning and Zoning Commission 
 
FROM: Liz Becher, Community Development Director 
  Craig Collins, AICP, City Planner 
  Aaron Kloke, Planner I 
 
SUBJECT: PLN-16-025-Z – Petition for a Zone Change of Casper Block 122, Lot 1-3 

Commercial, and Casper Block 122 Lot 4-5 All, located at 901 and 909 South 
Cedar Street, from OYDSPC (Old Yellowstone District and South Poplar 
Corridor) to C-2 (General Business).  Applicant:  Chetan Patel. 

 
 
Recommendation: 
 
If, after the required public hearing, the Planning and Zoning Commission finds that the 
requested zone change meets the minimum requirements of the Casper Municipal Code, and is in 
conformance with the Casper Area Comprehensive Land Use Plan and the West Central & South 
Poplar Street Corridor Plan, staff recommends that the Planning and Zoning Commission 
approve the zone change of Lots 1-5, Block 122, Casper Addition located at 901 and 909 South 
Cedar Street, and forward a “do pass” recommendation to the City Council. If however, the 
Commission determines that the zone change does not meet the minimum requirements of the 
Casper Municipal Code, or is not in conformance with the Casper Area Comprehensive Land 
Use Plan or the West Central & South Poplar Street Corridor Plan, staff recommends that the 
Commission deny the requested zone change. 
 
Code Compliance: 
 
Staff has complied with all requirements of Section 17.12.170 of the Casper Municipal Code 
pertaining to zone changes including notification of property owners within 300 feet by first 
class mail, posting of the property, and publishing legal notice in the Casper Star Tribune. Staff 
has received one (1) public comment regarding this case. 
 
Summary: 
 
Chetan Patel has applied for a zone change for Lots 1 - 5, Block 122, Casper Addition, located at 
901 and 909 South Cedar Street, from OYDSPC (Old Yellowstone District and South Poplar 
Street Corridor) to C-2 (General Business).  The subject property consists of five (5) lots that 
amount to 17,801 square feet, more or less, and is located at the southeast corner of South Cedar 
Street and West Collins Drive. Properties surrounding the subject property are zoned OYDSPC 
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(Old Yellowstone District and South Poplar Street Corridor) to the north and west, and C-2 
(General Business) and R-4 (High-Density Residential) to the east. Land uses in the surrounding 
area are primarily single-family residences along South Cedar Street and Chestnut Street to the 
south and west, with commercial uses to the east along Collins Drive. North of the property, 
across Collins Drive is vacant, undeveloped land. The subject property was formerly occupied as 
a convenience store, gas station, and car wash; however, the structure and property have been 
vacant and not used as a convenience store, gas station, or car wash since at least 1999 according 
to the City Finance Department (Public Utilities Billing) based on evidence that the subject 
property has not had any water service since that time. The applicant’s intent is to establish a 
convenience store, gas station, and car wash on the property. Under Section 17.94.030 of the 
Casper Municipal Code, which lists prohibited uses in the OYDSPC redevelopment area, the 
third prohibited use on the list is “Automobile-oriented sales or services,” and the fourth 
prohibited use on the list is “car wash (stand-alone).”  Furthermore, the twenty-first prohibited 
use on the list are “truck/car stops.”  
 
The applicant claims that the use of the subject property as a convenience store, gas station, and 
car wash should be permitted under the current OYDSPC form-based code.  Section 17.94.040 
of the OYDSPC form-based code states that “all uses in existence on the date the Old 
Yellowstone and South Poplar Street form-based code is adopted shall be considered 
conforming. This means that existing businesses can remain as long as the owners choose.” In 
addition, it states that any prohibited uses, including “automobile-oriented sales or services,” 
“car wash (stand-alone)” and “truck/car stop,” would not be allowed to establish in the district as 
new uses after the adoption of the form-based code. The OYDSPC form-based code was adopted 
in June 2008, and at that time neither a car wash, a convenience store, nor a gas station had been 
in business or established at the subject property, or in the past for at least nine (9) years prior, or 
since 1999, according to the City’s water records. City staff informed the applicant of the 
applicable code provisions that would prevent the establishment of the type of business he 
wishes to on the subject property, leading the applicant to request a zone change to C-2 to 
remove the area from the Old Yellowstone District and South Poplar Street Corridor 
redevelopment area and allow for the proposed convenience store, gas station, and car wash. 
 
The 2000 Casper Area 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 must base their decision on whether to 
approve the zone change on the criteria expressed in the Casper Area Comprehensive Land Use 
Plan. Furthermore, section 17.12.170 of the Casper Municipal Code specifies that staff must 
review zone change applications in context with the approved Casper Area Comprehensive Land 
Use Plan, and provide a recommendation to the Planning and Zoning Commission based on 
whether the zone change proposal conforms to the Comprehensive Land Use Plan.  
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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 
C-2 (General Business) could be supported by the following vision, principle and goal:  
 
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 exist. 
 
The Casper Area Comprehensive Plan outlines the need to develop neighborhood-specific plans 
for distinctive districts (page 125 of the Casper Area Comprehensive Plan). These plans are 
encouraged to build on the overall Vision and Goals of the Casper Area Comprehensive Plan 
while also recognizing and reinforcing each district’s identity, as determined by the public. 
While the Casper Area Comprehensive Plan applies, in general, to each district, the 
Comprehensive Plan itself recognizes that modifications must be made through each district’s 
specific neighborhood plan. 
 
In conformance with the directive of the Comprehensive Plan to develop neighborhood specific 
plans, the West Central & South Poplar Street Corridor Plan was adopted by the City Council in 
June 2008. This plan was the culmination of an eighteenth-month, intensive planning effort. The 
scope of the West Central & South Poplar Street Corridor Plan is what is now zoned the Old 
Yellowstone District and the South Poplar Street Corridor (OYDSPC), and includes the subject 
property for this case. This redevelopment planning effort focused on establishing a new pattern 
of land uses and supportive transportation and infrastructure improvements targeted at achieving 
the goals of the 2000 Casper Area Comprehensive Plan and the 2002 Urban Renewal Plan, 
which this Plan was built upon. 
 
The West Central & South Poplar Street Corridor Plan reviewed standard zoning classifications 
for their potential as an appropriate use in the redevelopment of the project area as a new mixed-
use neighborhood. The Plan reviewed the R-5 (Mixed Residential), PUD (Planned Unit 
Development), C-2 (General Business), and C-3 (Central Business) zoning districts, and 
determined that none of these zoning districts were easily applicable or suitable to achieve the 
goals of the Plan (page 9). A more workable option was suggested to create a new zoning district 
which specifically addressed mixed land uses with performance and/or design standards, also 
known as a form-based zoning code, with supporting architectural and site design standards.   
 
The West Central & South Poplar Street Corridor Plan, much like the Casper Area 
Comprehensive Plan,  provides maps which visibly depict the future desired urban form and land 
use of areas within the district (figure 8, page 25). These designated future land uses were 
determined based on extensive public input and community visioning, market research and 
analysis, and best practice planning principles of the time. In the case of this Plan, it identifies 
the subject property as “Corridor Mixed Use.” This land use classification was designated to 
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focus on “a horizontal and vertical mix of retail, office, restaurant, personal and business service 
and residential ownership and rental uses” (page 21).  
 
Adopting a new form-based zoning code and rezoning the study area was determined to be a 
short term, and immediate goal of the Plan (page 55). This was determined to be the best option 
in order to implement the designated future land uses and begin the redevelopment process. As 
stated above, in June 2008, the Old Yellowstone District and South Poplar Street Corridor 
(OYDSPC) form-based Code was approved by City Council, with the physical scope of the code 
being based on the same area as the West Central & South Poplar Street Corridor Plan.  
 
Page 19 of the Plan outlines the extensive public involvement process that the City put forth to 
obtain public input and eventually wide-spread public support and buy-in. The applicant, along 
with all property owners in the area, had ample opportunity at the time to participate in the 
planning process that set the stage for the eventual rezoning of this redevelopment area.  At the 
time the Old Yellowstone District and South Poplar Street Corridor (OYDSPC) form-based code 
was approved by the Planning and Zoning Commission in March 2008 and adopted by City 
Council in June 2008, there was an additional extensive public process including all required 
notifications of property owners, pursuant to both state and local laws.  In reviewing the list of 
property owner notifications that occurred in 2008, Mr. Chetan Patel, the current applicant, was 
properly notified by first class mail of the zone change; however, after reviewing the list of legal 
exhibits, staff found no indication that Mr. Patel objected, commented, sent correspondence or 
otherwise participated in the multiple public hearings or meetings at that time.  
 
Throughout this process, significant public discourse took place regarding the uses that would be 
allowed and/or prohibited in the proposed code. As illustrated in a staff report to the Planning 
and Zoning Commission dated March 20, 2008, it was recommended that some land uses simply 
are not compatible with the intent and purpose of the OYDSPC Plan. As a result, a list of 
prohibited uses was developed, including “Automobile-oriented sales or services,” “car washes 
(stand-alone)” and “truck/car stops,” but with clarification that existing uses in the District may 
stay, and even expand to adjoining properties in conformance with the approved design 
guidelines. While fourteen (14) automobile oriented businesses did exist in the OYDSPC area at 
the adoption of the OYDSPC form-based code, this “grandfathering” provision did not apply to 
the subject property, as none of the uses or businesses that the applicant wishes to establish on 
the property today (convenience store, gas station, car wash) were in use or established at that 
time. 
 
On page 5 of the West Central & South Poplar Street Corridor Plan, in the introduction section, 
the primary goals of the redevelopment effort are listed. Among those goals, and a central theme 
throughout the plan, is to move away from an automobile dominated development pattern and 
create a commercially-diverse business experience and a walkable environment.  This is the 
primary reason that automobile oriented businesses are prohibited from establishing in the area 
and only those that existed at the time of adoption were allowed to continue.  The Plan, on page 
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9, suggests that over time the automobile oriented businesses “possess strong potential for 
adaptive reuse as retail shops, personal service, restaurant and/or entertainment type uses.”   
 
Pursuant to Section 17.08.010 of the Casper Municipal Code, the definition of “spot zoning” is 
as follows: 
 

“Spot Zoning means the singling out of a particular property or small groups of 
properties for different treatment from that accorded to similar surrounding land; which is 
contrary to the general pattern of zoning in the surrounding geographic area and is not in 
accordance with the comprehensive plan; and, which is designed solely for the economic 
benefit of the owner of the property receiving special treatment.” 

 
The practice of “spot zoning” may be ruled invalid as an arbitrary, capricious and unreasonable 
treatment of a limited parcel of land by a local zoning ordinance.  When a change in zoning does 
not advance a general public purpose in land use, courts have ruled spot zoning as being illegal.  
While zoning, in general, regulates the land use in whole districts, spot zoning, in contrast, 
makes unjustified exceptions for a parcel within a zoning district. The size of a parcel is not the 
defining characteristic of a spot zone. Rather, the defining characteristic is the narrowness and 
unjustified special treatment that benefits a particular owner, while undermining the pre-existing 
rights and uses of adjacent property owners.  If a potential rezone request meets the definition of 
spot zoning, the Planning and Zoning Commission should deny the zone change. 

 

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

 
A. Animal clinics and animal treatment centers; 
B. Apartments located within a business structure; 
C. Arcades/amusement centers; 
D. Assisted living; 
E. Automobile park, sales area or service center; 
F. Automobile service stations; 
G. Banks, savings and loans, and finance companies; 
H. Bars, taverns, retail liquor stores, and cocktail lounges; 
I. Bed and breakfast; 
J. Bed and breakfast homestay; 
K. Bed and breakfast inn; 
L. Business, general retail; 
M. Chapels and mortuaries; 
N. Churches; 
O. Clubs or lodges; 
P. Convenience establishment, medium volume; 
Q. Dance studios; 
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R. Day care, adult; 
S. Child care center; 
T. Family child care center - zoning review; 
U. Family child care home; 
V. Family child care home - zoning review; 
W. Electrical, television, radio repair shops; 
X. Grocery stores; 
Y. Group homes; 
Z. Homes for the homeless (emergency shelters); 

AA. Hotels, motels; 
BB. Neighborhood groceries; 
CC. Offices, general and professional; 
DD. Pet shops; 
EE. Medical laboratories, clinics, health spas, rehabilitation centers, real estate brokers, 

insurance agents;  
FF. Parking garages and/or lots; 
GG. Parks, playgrounds, historical sites, golf courses, and other similar recreational facilities;  
HH. Pawn shops; 
II. Personal service shops; 
JJ. Pharmacies; 
KK. Printing and newspaper houses; 
LL. Reception centers; 
MM. Recreation centers; 
NN. Restaurants, cafes, and coffee shops; 
OO. Retail business; 
PP. Sundry shops and specialty shops; 
QQ. Theaters, auditoriums, and other places of indoor assembly; 
RR. Thrift shops; 
SS. Vocational centers, medical and professional institutions; 
TT.  Neighborhood assembly uses; 
UU. Regional assembly uses; 
VV. Branch community facilities; 
WW. Neighborhood grocery; 
XX. Conventional site-built and modular single and multifamily dwellings, and 

"manufactured homes" meeting the definition and standards set forth in Section 
17.08.010.  

 
As stated in the “recommendation” section above, the Planning and Zoning Commission should 
base its decision on the requested zone change on its compliance with applicable laws such as 
the Casper Municipal Code, as well as its compliance with the Casper Area Comprehensive Land 
Use Plan and the West Central & South Poplar Street Corridor Plan. As staff has attempted to 
explain in the summary above, the requested zone change is complex, in that it may meet certain 
goals, policies and visions of the Comprehensive Land Use Plan, however, it doesn’t meet the 
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Land Use Plan of the West Central & South Poplar Street Corridor Plan, and a zone change of 
the property has the potential to be considered a spot zone. Additionally, the Planning and 
Zoning Commission should consider the possibility of setting a negative precedent of 
undermining the redevelopment of the Old Yellowstone District and South Poplar Street 
Corridor by making the area less cohesive and disjointed after the public process and visioning 
has already occurred, public buy-in has been obtained, and the City Council has supported both 
the plan and the zoning to implement the public’s vision for the redevelopment of the area. 
 
The final piece of guidance staff is providing to the Commission in this case is found on page 53 
of the Casper Area Comprehensive Land Use Plan, which is intended to provide direction to the 
City’s decision makers about how to reconcile conflicting goals and policies within the 
Comprehensive Land Use Plan.  It states: 
 

“Some goals may appear to conflict with one another, particularly in the context of a 
specific situation or when viewed from a different perspective than the context within 
which the Policy Framework was written.  Framework goals do not exist in isolation. 
They relate to one another.  It is in the implementation of the goals that these apparent 
conflicts are reconciled and balanced by the governing bodies.  Their judgment is critical 
to the implementation of a Policy Framework that provides only general direction 
regarding the myriad of factors affecting growth and development in a complex urban 
setting.” 







901 and 909 S Cedar Street, Lots 1 - 5, Block 122, Casper Addition Facing southeast from W Collins Drive
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