
PLANNING AND ZONING COMMISSION MEETING 
Tuesday, June 23, 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-15-027-Z – (Tabled May 26, 2015) Petition for a Zone Change of Lots 
11, 13, and 14 and Lots 16-17, Block 139, and Lots 7-9, and Lot 13 S 25’, 
Block 154, Casper Addition, located at 1016, 1043, 1049, 1050, 1063, 1064 
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South Boxelder Street, from R-6 (Manufactured Home (Mobile) Park) to R-5 
(Mixed Residential).  Applicant:  Stefanie Strang, Carol Hawkey, Patricia 
Collesano, Jaime Morales. 
 

B. PLN-15-033-R – Petition to vacate and replat Lots 3, 4 & the North 25’ of 
Lot 5, Block 19, Nelson’s Addition, to create Nelson’s Addition, Lots 15, 16, 
17 and 18, Block 19, comprising 0.467-acres, more or less, located at 1125, 
1129, 1131, and 1135 North Beech Street.  Applicant:  Gramma’s Properties, 
LLC. 
 

C. PLN-15-034-C – Petition for a Conditional Use Permit for a detached 
accessory structure (carport) to be located on two (2) separate and adjacent 
lots from the principal building (home), in an R-3 (One to Four Unit 
Residential) zoning district, on North Casper Addition, Block 24, Lots 139-
140, located directly north of the principal building at 1134 North Lincoln 
Street.  Applicant:  Enrique Jimenez. 
 

D. PLN-15-037-Z – Petition for a Zone Change of proposed Lot 1, YMCA 
Addition, located at 315 East 15th Street, from R-4 (High Density 
Residential) and PH (Park Historic) to R-4 (High Density Residential).  
Applicant:  City of Casper. 

 
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, MAY 26, 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, May 26, 2015, in the Council 
Chambers, City Hall, 200 North David Street, Casper, Wyoming. 
 
 

Members Present: James Holloway 
   Don Redder 

    Bob King   
    Randy Hein 
    Monte Henrie 
    Ryan Waterbury 
     
 Absent Members: Mary England 
 

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 
Jason Knopp, City Engineer 
Tory Cutrell, Metro Animal Services Manager 
Tate Belden, 2116 Fontenelle Street 

  Bunky Loucks, 1555 West Coffman Avenue 
  Keith Tyler, 421 South Center Street, Suite 201 
  Jim Jones, 6080 Enterprise Drive 
  Lisa Burridge, 421 South Center Street, Suite 101 
  Shawn Gustafson, 111 West 2nd Street, Suite 600 
 
 
 
II. MINUTES OF THE PREVIOUS MEETING 

 
 
Chairman Holloway asked if there were additions or corrections to the minutes of the 
April 28, 2015 Planning & Zoning Commission meeting.  
 
There being none, Chairman Holloway called for a motion to approve the minutes of the 
April 28, 2015 Planning & Zoning Commission. 
 
Mr. Henrie made a motion to approve the minutes of the April 28, 2015 meeting. The 
motion was seconded by Mr. Redder.  All those present voted aye.  Minutes approved.  
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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. 
 

ORDINANCE AMENDMENT Amending Certain Sections of chapter 6.04 of 
the Casper Municipal code Pertaining to Animal Care and Control and 17.12 of 
the Casper Municipal code Pertaining to Zoning, Bees. 

 
Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission review the proposed ordinance amendment to the Casper 
Municipal Code, and forward a “do pass” recommendation to the City Council.   
 
Mr. Kloke entered the informational handouts provided by Mr. Belden as exhibit “A.” 
 
Chairman Holloway opened the public hearing and asked for anyone wishing to comment 
in favor of or opposition to these amendments. 
 
Tory Cutrell, 555 South Beverly Street, Animal Services Manager, spoke in favor of this 
case. 
 
Tate Belden, 2116 Fontenelle Street, spoke in favor of this case. 
 
Bunky Louks, 1555 West Coffman, 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 the amendment 
as proposed. 
 
Mr. Henrie made a motion to approve the amendment as proposed and forward a “do 
pass” recommendation to Council.  The motion was seconded by Mr. Hein.  All those 
present voted aye with the exception of Mr. Redder and Mr. King 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. 
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PLN-15-011-R – (Continued April 28, 2015) Petition to vacate and replat all of Lots 
39, 40 and 41, River Park II, to create River Park II, Lots 42 & 43, comprising 
2.144-acres, more or less, located in the vicinity of 5942, 5953 & 5965 River Park 
Drive. Applicant:  Five G, LLC.  
 

Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission approve the replat creating River Park II, Lots 42 & 43 Addition 
with the following condition: 
 

1. Prior to the development of proposed Lot 43, River Park Drive shall be 
constructed to standard City specifications to the north lot line of said lot, and the 
temporary cul-de-sac, as shown on the plat, shall be constructed to Fire 
Department specifications. 

 
Ms. Kloke entered six (6) 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. 
 
Keith Tyler, 421 South Center Street, Suite 201, 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-15-011-R, 
regarding the proposed River Park II, Lots 42 & 43 and forward a “do pass” 
recommendation to City Council.  
 
Mr. Redder made a motion to approve case PLN-15-011-R, replat creating River Park II, 
Lots 42 &43, with Condition #1, listed in the staff report, and forward a “do pass” 
recommendation to Council.  The motion was seconded by Mr. Henrie.  All those present 
voted aye. 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-15-024-R – Petition to plat S1/2SE1/4, Section 9, and N1/2NE1/4, Section 16, 
T33N, R79W, 6th P.M., Natrona County Wyoming, to create the YMCA Addition, 
comprising 13.83-acres, more or less, located at 315 E 15th Street.  Applicant:  City 
of Casper, Casper College. 
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Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission approve replat creating the YMCA Addition, and forward a “do 
pass” recommendation to the City Council with the following condition: 
 

1. The applicant shall apply for a zone change to rezone a portion of the 
proposed YMCA Addition from PH (Park Historic) to R-4 (High-
Density Residential). 

 
Ms. Kloke entered six (6) 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. 
 
Jim Jones, 6080 Enterprise 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-15-024-R, 
regarding the replat for the proposed YMCA Addition.  
 
Mr. Henrie made a motion to approve case PLN-15-024-R, replat creating the YMCA 
Addition, with Condition #1 listed in the staff report, and forward a “do pass” 
recommendation to City Council.  The motion was seconded by Mr. Waterbury.  All 
those present voted aye. 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-15-025-R – Petition to vacate and replat a portion of Sunrise Hills No. 3, to 
create Harmony Hills Addition No. 3, comprising 1.37-acres, more or less, located 
south of Wyoming Boulevard and east of South Poplar Street.  Applicant:  High 
Plains Investments, LLC. 

 
Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission approve the replat and forward it to the City Council with a “do 
pass” recommendation, with the following condition: 
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1. All requirements and conditions of approval of the Harmony Hills Addition No. 2 
preliminary plat, as specified in Resolution #15-102, shall apply to the Harmony 
Hills Addition No. 2 – Phase 2. 

 
Ms. Kloke entered six (6) 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. 
 
Lisa Burridge, 421 South Center Street, Suite 101, 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-15-025-R, 
regarding the replat for the proposed Harmony Hills Addition No. 3.  
 
Mr. King made a motion to approve case PLN-15-025-R, the replat creating Harmony 
Hills Addition No. 3, with Condition #1, listed in the staff report and forward a “do pass” 
recommendation to City Council.   The motion was seconded by Mr. Redder.  All those 
present voted aye with the exception of Mr. Hein who voted nay.  Motion carried. 
 
 
The Vice 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. 
 
Mr. Hein recused himself from this case and left the room at 7:00 p.m. 
 

PLN-15-026-R – Petition to vacate and replat Lots 28-36 and Lots 39-47 of the 
Amended Plat of Mesa Del Sol Addition, to create Mesa Del Sol II, comprising 2.5-
acres, more or less, located along Casa Grande Drive.  Applicant:  Mesa No. 3, LLC. 
 

Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission approve the replat and forward it to the City Council with a “do 
pass” recommendation. 
 
Ms. Kloke entered six (6) 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. 
 
Shawn Gustafson, 111 West 2nd Street, Suite 600, spoke in favor of this case. 
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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-15-026-R, 
regarding the replat to create Mesa Del Sol II. 
 
Mr. Henrie made a motion to approve case PLN-15-025-R, the replat creating Mesa Del 
Sol II, and forward a “do pass” recommendation to City Council.   The motion was 
seconded by Mr. King.  All those present voted aye.  Motion carried. 
 
Mr. Hein returned to the meeting at 7:05 p.m. 
 
 
The Vice 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-15-027-Z – Petition for a Zone Change of Lots 11-14 and Lots 16-17, Block 
139, and Lots 7-9, and Lot 13 S 25’, Block 154, Casper Addition, located at 1016, 
1043, 1047, 1049, 1050, 1063, 1064 South Boxelder Street, from R-6 (Manufactured 
Home (Mobile) Park) to R-5 (Mixed Residential).  Applicant:  Stefanie Strang, Carol 
Hawkey, Patricia Collesano, Jaime Morales. 
 

Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission table the requested zone changes. 
 
Chairman Holloway entertained a motion to table PLN-15-027-Z. 
 
Mr. Redder made a motion to table case PLN-15-019-Z.   The motion was seconded by 
Mr. King.  All those present voted aye.  Motion carried. 
 
 
IV. COUNCIL ACTIONS: 

There were none. 
 

V. SPECIAL ISSUES: 
  There were none. 
  
VI. COMMUNICATIONS: 

A. Commission: 
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Chairman Holloway listed several concerns he had with various issues 
including the way staff reports are written and the approval of the Casper 
Crush building. 
 

B. Community Development Director: 
Craig Collins, City Planner, advised that the next Planning and Zoning 
Training would be held Wednesday, June 24, 2015.  Andrew Nelson, 
MPO Manager, would present the West Belt Loop Access. 
 

  Liz Becher, Community Development Director, stated that Begonia 
Bluffs Addition would be on the June 9, 2015 work session. 

 
C. Other Communications: 

There were none. 
 

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. Redder and seconded by Mr. Hein to adjourn the meeting.  All present 
voted aye.  Motion carried.  The meeting was adjourned at 7:38 p.m.    
 
 
 
                      
 Chairman      Secretary 
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     June 19, 2015 
 
 
MEMO TO: James Holloway, 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-15-027-Z – (tabled at May 26th, 2015 meeting) Petition for a Zone Change 

of Lots 11, 13, and 14 and Lots 16-17, Block 139, and Lots 7-9, and Lot 13 S 25’, 
Block 154, Casper Addition, located at 1016, 1043, 1049, 1050, 1063, 1064 South 
Boxelder Street, from R-6 (Manufactured Home (Mobile) Park) to R-5 (Mixed 
Residential).  Applicant:  Stefanie Strang, Carol Hawkey, Patricia Collesano, 
Jaime Morales.  

 
 
Staff Recommendation: 
 
In the absence of information that may be presented during the public hearing, staff considers the 
requested zone changes to be in general conformance with the comprehensive land use plan. The 
Planning and Zoning Commission has the option to either approve, deny, table, or continue the 
property owners’ petition to rezone the lots listed above from R-6 (Manufactured Home (Mobile) 
Park) to R-5 (Mixed Residential), and will forward its recommendation to the City Council.   
  
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 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 written public comments on this case.   
 
Summary: 
 
Several property owners along South Boxelder Street, south of West Collins Drive, have applied 
for zone changes of their properties from R-6 (Manufactured Home (Mobile) Park) to R-5 
(Mixed Residential).  The subject area is a mix of both stick-built homes and manufactured 
(mobile) homes.  The existing stick-built homes are considered to be legal, non-conforming uses 
because stick-built homes are not listed as permitted uses in the R-6 zoning district.  At the May 
26, 2015 Planning and Zoning Commission meeting, the requested zone changes were tabled at 
staff’s request, in order to give staff time to investigate the possibility of a general Municipal 
Code text amendment to allow stick-built homes in the R-6 (Manufactured Home (Mobile) Park) 
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zoning district.  After a thorough analysis of the numbers of non-conforming structures located 
within areas zoned R-6 (Manufactured Home (Mobile) Park) across the entire City, it was 
determined that a text amendment to the Municipal Code would not be warranted based on the 
limited number of non-conforming structures in existence.  In the early 2000’s, the City directed 
a significant effort at non-conforming properties, and as a result rezoned dozens of previously 
non-conforming residences from R-6 (Manufactured Home (Mobile) Park) over a 2-3 year 
period.  At this time, staff believes there to be less than forty (40) non-conforming residential 
structures left in Casper that are located in areas zoned R-6 (Manufactured Home (Mobile) Park). 
It is also staff’s opinion that the R-6 (Manufactured Home (Mobile) Park) zoning district should 
remain a zoning district for mobile home parks and Recreational Vehicle (RV) parks, and should 
not be amended to allow or encourage stick-built homes.  The R-5 (Mixed Residential) zoning 
district allows both stick-built residential structures, as well as manufactured homes (mobile), 
provided they are placed on a permanent foundation. 
 
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 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 objectively base their decision on whether to approve 
the zone change 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 zone change 
applications in context with the approved Comprehensive Land Use Plan, and provide a 
recommendation to the Planning and Zoning Commission based on whether the zone change 
proposal conforms to the Plan. 
 
The Comprehensive Land Use Plan also 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-5 (Mixed 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 exist. 
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Vision 9 (Attainable Housing) – A community that offers a full range of housing types to meet 
the needs and expectations of people of all incomes, lifestyles and age groups. 

 Principle Z – Provide for Adequate Attainable Housing 

Goal 48 – Promote the availability of adequate, safe, and well-served housing for 
all age groups and populations in the Casper area. 

Goal 51 – Encourage the distribution of affordable housing in order to achieve a 
diversified community. 

The proposed R-5 (Mixed Residential) zoning district allows for the development of any and all 
of the following permitted uses:  

 
A. Single-family dwellings; 
B. Two-family dwellings; 
C. Multifamily dwellings; 
D. Condominiums for residential use; 
E. Manufactured homes (mobile) on a permanent type foundation, with the lower perimeter 

enclosed, and located on subdivided lots, when said manufactured home (mobile) and lot 
are under single ownership, or in a condominium subdivision, and the manufactured 
home (mobile) meets the standards set forth in Section 17.04.010 (manufactured home 
(mobile) certified) and 17.44.050 of this title; 

F. Boarding/rooming houses; 
G. Bed and breakfast; 
H. Bed and breakfast homestay; 
I. Churches; 
J. Day care, adult; 
K. Family child care home; 
L. Group homes; 
M. Neighborhood grocery stores; 
N. Nursing homes; 
O. Parks, playgrounds, historical sites, golf courses, and other similar recreational facilities 

operated and used during daylight hours; 
P. Townhouses; 
Q. Schools, public, parochial, and private elementary, junior and senior high; 
R. Neighborhood assembly uses; 
S. Branch community facilities; 
T. Neighborhood grocery; 
U. Personal service shops; 
V. Professional offices with fewer than twenty employees; 
W. Coffee shops, cafes and restaurants without drive-up windows; 
X. Sundry shops and specialty shops. 
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         June 19, 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-15-033-R – Petition to vacate and replat Lots 3, 4 & the North 25’ of 

Lot 5, Block 19, Nelson’s Addition, to create Nelson’s Addition, Lots 15, 
16, 17 and 18, Block 19, comprising 0.467-acres, more or less, located at 
1125, 1129, 1131, and 1135 North Beech Street.  Applicant:  Gramma’s 
Properties, LLC. 

 
 
Staff Recommendation: 
 
Should the Planning and Zoning Commission find that the replat meets the requirements 
of the Casper Municipal Code and approve, with a “do-pass” recommendation to the City 
Council, the replat creating create Nelson’s Addition, Lots 15, 16, 17 and 18, Block 19, 
staff does not have any recommended conditions of approval for the Planning and Zoning 
Commission’s consideration; however, should the Planning and Zoning Commission 
wish to recommend conditions of approval to the City Council, it is within the 
Commission’s authority to do so.   
 
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: 
 
Gramma’s Properties, LLC has applied for a vacation and replat of Lots 3, 4 & the North 
25’ of Lot 5, Block 19, Nelson’s Addition, to create Nelson’s Addition, Lots 15, 16, 17 
and 18, Block 19, comprising 0.467-acres, more or less, located at 1125, 1129, 1131, and 
1135 North Beech Street.  The subject properties are zoned R-6 (Manufactured Home 
(Mobile) Park).  Land uses in the surrounding area are a mix of residential, commercial, 
and public parkland.  The subject properties are currently occupied by mobile homes.  
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The minimum lot size in the R-6 (Manufactured Home (Mobile) Park) zoning district is 
4,000 square feet, and the minimum lot width required is thirty-five (35) feet.  All 
proposed lots exceed the minimum lot size requirements.  The purpose of the proposed 
replat is to reconfigure the property so that it can be divided among the heirs of the 
previous owner of the property. 
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         June 19, 2015 
 
MEMO TO: James Holloway, 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-15-034-C – Petition for a Conditional Use Permit for a detached accessory 

structure (carport) to be located on two (2) separate and adjacent lots from the 
principal building (home), in an R-3 (One to Four Unit Residential) zoning 
district, on North Casper Addition, Block 24, Lots 139-140, located directly north 
of the principal building at 1134 North Lincoln Street.  Applicant:  Enrique 
Jimenez. 

 
Staff Recommendation: 
 
Should the Planning and Zoning Commission find 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 include 
the following conditions of approval:    

 
1. The proposed carport (detached accessory dwelling) shall adhere to all minimum setback 

requirements as outlined in the Casper Municipal Code. 
 

2. Lots 139 and 140, Block 24, North Casper Addition shall never be separated, or sold 
separately from Lots 141-142, Block 24, North Casper Addition, on which the principal 
dwelling unit is located.  Separation of the carport from the principal dwelling unit shall 
necessitate the immediate removal of said carport, with or without notice from the City. 
 

3. In that only one garage or carport is permitted on the property, the applicant shall 
immediately remove the existing one-car carport currently located on the property, and 
apply for a building permit prior to the commencement of further construction on the 
carport.  
 

4. Pursuant to Section 17.12.070(A)(12)(a), all parking surfaces, including driveways to 
garages or carports, shall be paved with either asphalt or concrete in accordance with the 
City’s standard specifications for street construction.   
 

5. Pursuant to Section 17.12.240(I), if the Conditional Use Permit has not been exercised, 
and the work completed within one (1) year from the date of issuance, such Conditional 
Use Permit shall be void, and have no further force or effect. 
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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 comment regarding this case. 
 
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; 
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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: 
 
Enrique Jimenez has applied for a Conditional Use Permit to allow for the construction of an 
accessory building (carport) on two (2) platted lots adjacent to the two (2) platted lots on which 
the principal building (home) is located.  Section 17.12.121(H) of the Casper Municipal Code 
requires the approval of a Conditional Use Permit to construct accessory buildings on separate 
lots, “where multiple lots of record have continuous frontage and are under single ownership.”  
The purpose of the restriction is to prevent the construction of accessory buildings on lots that 
could be sold independently of the principal dwelling to someone who doesn’t live in the area.  
Section 17.12.121 (D) requires that there must be a residential building on-site before any 
detached garage or accessory building may be constructed. 
 
The subject property is zoned R-3 (One to Four Unit Residential) and is surrounded by properties 
zoned the same.  Land uses in the surrounding area are predominantly residential. The four (4) 
platted lots involved in this request are all twenty-five (25) feet in width and one hundred (100) 
feet in depth, for a total land area of 10,000 square feet. The applicant has already begun 
construction on the proposed three (3) stall carport, which was discovered as a result of a 
complaint received by the City’s Code Enforcement Division.  The applicant was directed to halt 
construction of the carport and apply for the required Conditional Use Permit.  The proposed 
carport is approximately five hundred seventy (570) feet in size, and the maximum permitted size 
of a detached accessory dwelling on this property is one thousand five hundred (1,500) feet.  The 
carport is one (1) story in height.  Neither Community Development Director nor the City 
Engineer have expressed any concerns with traffic congestion or hazards, should the carport be 
permitted.  According to the plot plan provided by the applicant, it appears that access to the 
carport will be via a gate in the fence along North Lincoln Street. 
 
Section 17.12.121(I) of the Municipal Code allows a single detached “garage” plus two (2) 
accessory buildings (sheds), not exceeding a combined total of four hundred (400) square feet, in 
association with the principal building (home).  In that the property already has an existing 
carport (garage), it will need to be demolished and removed prior to the completion of the newly 
proposed carport, should the Planning and Zoning Commission vote to approve this request.   
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     June 19, 2015 
 
 
MEMO TO: James Holloway, 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-15-037-Z – Petition for a Zone Change of proposed Lot 1, YMCA Addition, 

located at 315 East 15th Street, from R-4 (High Density Residential) and PH (Park 
Historic) to R-4 (High Density Residential). Applicant: City of Casper. 

 
 
Staff Recommendation: 
 
In the absence of information that may be presented during the public hearing, staff considers the 
requested zone change to be in general conformance with the comprehensive land use plan.  The 
Planning and Zoning Commission has the option to approve, deny, table, or continue the rezone 
request, and will forward its recommendation to the City Council.   
  
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 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 written public comments on this case. 
 
Summary: 
 
In May, the Planning and Zoning Commission processed, and approved a replat of 13.83-acres, 
more or less, to create the YMCA Addition, located at 315 East 15th Street.  During the review of 
the subdivision, it was discovered that proposed Lot 1 of the YMCA Addition encompassed two 
(2) different zoning classifications, and that it was necessary to do a zone change of Lot 1 to 
resolve the “split zoning” of the property.  The split zoning of Lot 1 as both PH (Park Historic) 
and R-4 (High Density Residential) was the result of the change in the exterior dimensions of the 
City-owned property that is being leased to the YMCA in order to accommodate the new YMCA 
facility that is planned for construction on the site.  The Planning and Zoning Commission 
attached one (1) condition of approval to the plat creating the YMCA Addition that required that 
Lot 1 be rezoned to alleviate the split zoning of the parcel.  
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