
AGENDA 
   PLANNING AND ZONING MEETING 

September 22, 2015 
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:  August 25, 2015 Meeting 
 
III. PUBLIC HEARINGS:   

http://www.casperwy.gov/


 
A.  PLN-15-045-R – (Continued from August 25, 2015) Petition to vacate and replat 

Lots 10A, 10B, 11A, 11B, and 28, Block 8, and Lots 12A, 12B, 13A, 13B, 14A, 
and 14B, Block 12, Prairie Park Estates No. 2, to create Prairie Park Estates No. 
3, comprising 1.14-acres, more or less, located at the intersection of Rogue River 
and Quivera River Roads.  Applicant:  Red Butte, LLC. 

 
B.  PLN-15-048-ARZ – Petition to annex and plat a portion of the SE1/4NE1/4 and 

the NE1/4SE1/4 of Section 7, and the SW1/4NW14 of Section 8, T33N, R78W, 
6th P.M., Natrona County Wyoming, comprising 5.47-acres, more or less, to 
create Betty Luker Parkway Campus No. 3, generally located south of East 2nd 
Street, and rezoning of same from Natrona County zoning classification UA 
(Urban Agriculture) to City zoning Classification C-2 (General Business).  
Applicant:  Steven Paul Carlson and Paulette Joan Carlson, Trustees under the 
Steve and Polly Carlson Revocable Trust Dated June 15, 2012, and Highland 
Park Community Church of God, Inc. 

    
 

COUNCIL ACTIONS: 
 
The following item(s) have been approved by the City Council since the last Planning 
and Zoning Commission meeting. 
  
  
   
IV. 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 
TUESDAY, AUGUST 25, 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, August 25, 2015, in the Council 
Chambers, City Hall, 200 North David Street, Casper, Wyoming. 
 
 
 

Members Present: James Holloway 
    Bob King   
    Randy Hein 
    Ryan Waterbury 
    Mary England 
 
 Absent Members: Monte Henrie 
    Don Redder 
 

Others present:  Liz Becher, Community Development Director 
    Aaron Kloke, Planner I 
    Dee Hardy, Administrative Assistant II 

Wallace Trembath, Assistant City Attorney 
Jason Knopp, City Engineer 

  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 
July 28, 2015 Planning & Zoning Commission meeting.  
 
There being none, Chairman Holloway called for a motion to approve the minutes of the 
July 28, 2015 Planning & Zoning Commission. 
 
Mr. King made a motion to approve the minutes of the July 28, 2015 meeting. The 
motion was seconded by Mr. Hein.  All those present voted aye.  Minutes approved.  
 
 
 
 
 

http://www.casperwy.gov/


 2 

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. 
 

PLN-15-040-R – (Continued from July 28, 2015) Petition to vacate and replat 
Lots 5-27, Lots 55-56 and Lots 37-38, and Tract C of the Amended plat of Mesa 
Del Sol Addition, and Lots 35A and 41A of Mesa Del Sol II, the portion of 
Sienna Drive adjacent to said lots, and the portion of Casa Grande Drive adjacent 
to said lots, to create Mesa Del Sol III, comprising 12.215-acres, more or less, 
located at Jordan and Sienna Drive.  Applicant:  Mesa No. 3, LLC.  

 
Aaron Kloke, Planner I, presented the staff report and stated the replat creating Mesa Del 
Sol III meets all minimum requirements of the Municipal Code; therefore, staff 
recommends that the Planning and Zoning Commission  approve the replat and forward 
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 W 2nd Street, Suite 600, 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-15-040-R, 
regarding the proposed Mesa Del Sol III and forward a “do pass” recommendation to 
City Council.  
 
Mr. Waterbury made a motion to approve case PLN-15-040-R, replat creating Mesa Del 
Sol III, and forward a “do pass” recommendation to Council.  The motion was seconded 
by Ms. England.  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. 
 



 3 

PLN-15-045-R – Petition to vacate and replat Lots 10B, 11A, 11B, and 28, Block 8, 
Prairie Park Estates No. 2, to create Prairie Park Estates No. 3, comprising 1.05-
acres, more or less, located at the intersection of Rogue River and Quivera River 
Roads.  Applicant:  Red Butte, LLC. 
 

Aaron Kloke, Planner I, presented the staff report and recommended that the Planning 
and Zoning Commission Continue Case # PLN-15-045-R to the September 22, 2015 
Planning and Zoning Commission public hearing. 
 
Chairman Holloway entertained a motion to continue Case # PLN-15-045-R, to the 
September 22, 2015 public hearing. 
 
Mr. King made a motion to continue Cases # PLN-15-045-R to the September 22, 2015 
public hearing.  The motion was seconded by Mr. Waterbury.  All those present voted 
aye.  Motion carried. 
 

 COUNCIL ACTIONS: 
There were none. 

 
V. SPECIAL ISSUES: 

  There were none. 
  

VI. COMMUNICATIONS: 
A. Commission: 

There was discussion by the Commission: 
• Number of overturned cases by City Council. 
• Conditional Use Permit for 1134 North Lincoln Street. 
• Attendance at the meetings by the Council Liaison. 
• Changing the P&Z Meeting from Tuesday’s to another day of the 

week. 
 

Community Development Director: 
B. Liz Becher, Community Development Director, advised that at the 

Council Work Session this evening Begonia Park properties were being 
discussed. She stated she would keep the Commission informed of the 
outcome.  Training will be Thursday, August 27, 2015, with Council 
members, staff, Planning Commission, and Jared Fehringer, trails 
consultant, to discuss the trails plan. A work session will be held Tuesday, 
September 8, 2015, with Council, P&Z Commission and Developers.  
Lastly, she acknowledged Mr. Kloke with the award he received for 
Planner of the Year “New Professional” at the Western Planner 
Conference.  Mr. King, noted that Aaron had been appointed to the 
Western Planner board, and that he had helped with the Western Planner 
website.  
 
 



 4 

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 Ms. England and seconded by Mr. Hein to adjourn the meeting.  All present 
voted aye.  Motion carried.  The meeting was adjourned at 6:38  p.m.    
 
 
 
                      
 Chairman      Secretary 
 
 
 



      September 18, 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-15-045-R – (Continued from August 25, 2015) Petition to vacate and replat 

Lots 10A, 10B, 11A, 11B, and 28, Block 8, and Lots 12A, 12B, 13A, 13B, 14A, 
and 14B, Block 12, Prairie Park Estates No. 2, to create Prairie Park Estates No. 
3, comprising 1.14-acres, more or less, located at the intersection of Rogue River 
and Quivera River Roads.  Applicant:  Red Butte, LLC. 

 
Recommendation: 
 
In the absence of information that may be presented during the public hearing, staff finds that the 
replat creating Prairie Park Estates No. 3 meets all minimum requirements of the Casper 
Municipal Code; and therefore, recommends the Planning and Zoning Commission approve the 
replat and forward it to the City Council with a “do pass” recommendation, with the following 
conditions: 
 

1. The Quivera River Road extension street stub, located north of Rogue River Road, must 
be constructed at the same time that the proposed Lot 12 and Lot 14, Block 12, Prairie 
Park Estates No. 3 are developed. 
 

2. All previous requirements of the Prairie Park Estates Addition No. 2 Subdivision 
Agreement dated July 19, 2005 shall remain in full force and effect.  Specifically, as the 
agreement relates to the “A” and “B” lots. 

 
3. Lot A shall be renamed as “Tract A.” 

 
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, deny, or table the proposal. 
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Summary: 
 
Red Butte, LLC and the City of Casper have applied to vacate and replat Lots 10A, 10B, 11A, 
11B, and 28, Block 8, and Lots 12A, 12B, 13A, 13B, 14A, and 14B, Block 12, Prairie Park 
Estates No. 2 to create Prairie Park Estates No. 3.  The City of Casper is included as an applicant 
on this replat because it is the owner of the piece of property labeled as “Lot A.”  The property 
involved in the replat comprises 1.14-acres, more or less, and is zoned R-4 (High Density 
Residential). The minimum lot size in the R-4 (High Density Residential) zoning district is 4,000 
square feet for all uses except multifamily dwellings, condominiums, and townhouses. The 
applicant plans to construct twin homes on the subject properties. 
 
The previous plat, Prairie Park Estates No. 2, identified the portion labeled as “Lot A” as 
stormwater detention and public open space. The City Engineer has stated that there is no 
concern about drainage issues associated with the development following the review of a recent 
drainage study. It is the City’s opinion that the stormwater detention area was never meant to be 
dedicated to the Public.  The City of Casper has been added to the plat as the current “owner” of 
“Lot A” but since the property is no longer necessary for stormwater detention purposes, the City 
may be asked to dispose of the property to allow it to be developed.   
 
This replat also proposes a modification to the existing right-of-way in order to align to a right-
of-way extension of the Quivera River Road through Lots 13A and 13B, Block 12, of Prairie 
Park Estates No. 2 and Lot 25, Block 33, of Trails West Estates subdivision to connect Quivera 
River Road to Bison Circle and reduce the block length of Rogue River Road to meet current 
standards. The first suggested condition of approval is to ensure that this extension of Quivera 
River Road is constructed as a street stub along with the development of proposed Lots 12 and 
14 to ensure homebuilders understand that these lots are corner lots. 
 
The replat creating Prairie Park Estates No. 3 meets or exceeds all minimum requirements of the 
Casper Municipal Code, therefore staff recommends the Planning and Zoning Commission 
approve the replat, with conditions, and forward it to the City Council with a “do pass” 
recommendation. 
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         September 18, 2015 
 
 
MEMO TO: James Holloway, Chairman 

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

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

   
SUBJECT: PLN-14-048-ARZ – Petition to annex and plat a portion of the 

SE1/4NE1/4 and the NE1/4SE1/4 of Section 7, and the SW1/4NW14 of 
Section 8, T33N, R78W, 6th P.M., Natrona County Wyoming, comprising 
5.47-acres, more or less, to create Betty Luker Parkway Campus No. 3, 
generally located south of East 2nd Street, and rezoning of same from 
Natrona County zoning classification UA (Urban Agriculture) to City 
zoning Classification C-2 (General Business).  Applicant:  Steven Paul 
Carlson and Paulette Joan Carlson, Trustees under the Steve and Polly 
Carlson Revocable Trust Dated June 15, 2012, and Highland Park 
Community Church of God, Inc. 

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

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

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

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

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

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

land uses in the surrounding area. 
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Recommendation on the Plat: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve the plat creating Betty 
Luker Parkway Campus No. 3, and forward a “do pass” recommendation to the City 
Council with the following conditions: 
 

1. Access to Lot 1 of the Better Luker Parkway Campus No. 3 will be off of Bentley 
Drive only, and no access off of East 2nd Street shall be permitted. 
 

2. At the time that the Betty Luker Parkway Campus No. 3 is developed, Bentley 
Drive and Highland Drive shall be constructed to standard City specifications, 
including the extension of utilities, curb, gutter, sidewalk, asphalt, and streetlights. 
 

3. Bentley Drive shall be constructed to standard City specifications with five (5) 
foot wide detached sidewalks. 

 
Recommendation on the Zone Change: 
 
In the absence of information that may be presented during the public hearing, staff 
recommends that the Planning and Zoning Commission approve the C-2 (General 
Business) zoning of the Betty Luker Parkway Campus No. 3 subdivision, and forward a 
“do-pass” recommendation to the City Council. 
 
Code Compliance: 
 
Staff has complied with all requirements of Section 16.24, 16.36, and 17.12.170 of the 
Casper Municipal Code pertaining to annexations, plats, and zone changes, 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 comments regarding this case.    
The Commission is responsible for reviewing annexations, plats, and zone changes, and 
making a recommendation to the City Council on each. 

 
Summary: 
 
An application has been received to annex and replat 5.47 acres, more or less, located 
south of East 2nd Street along Highland Drive, to create the Betty Luker Parkway Campus 
No. 3 subdivision.  The applicant has applied for C-2 (General Business) zoning for the 
subdivision.  The subject property is surrounded by unincorporated (County) properties 
on south, and by City properties zoned C-2 (General Business) to the west and north. 
McMurry Business Park Planned Unit Development is located to the northeast. Land uses 
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in the immediate area include vacant, undeveloped land, and medical and religious 
institutions. Access to the subdivision will be via Bentley Drive and Highland Drive off 
of East 2nd Street. The proposed plat is creating two (2) lots ranging in size from 
approximately 1.99-acres, up to 1.80-acres in size. The future plans for the property are 
for the development of a retail shopping center. 
 
Bentley Drive is being platted with an eighty foot (80’) right-of-way, and could serve, in 
the future, as a north/south collector street for the area if it is eventually extended to the 
south.  Staff has included three (3) recommended conditions of approval for the Planning 
and Zoning Commission’s consideration.  Access to the property should be limited to 
Bentley and Highland Drive, with no curb cuts being permitted along East 2nd Street.  
Also, at the time that the property develops, the adjacent streets will need to be brought 
up to City standards including detached sidewalks along Bentley Drive.  The benefit to 
the applicants is that once constructed and accepted by the City, the applicants will not 
have any future maintenance obligations. The final condition requires that Bentley Drive 
be constructed with detached sidewalks.  Staff’s reasoning is that Bentley Drive may 
serve as a north/south collector street in the future, as the area to the south develops.  In 
that collector and arterial streets carry larger volumes of traffic, generally moving at 
higher speeds, detached sidewalks are safer and more pedestrian friendly. 
 
The Comprehensive Land Use Plan is the planning document that describes the values 
and ideals expressed by the community for its future.  The Plan was created in 2000 and 
was based on approximately two (2) years of citizen meetings and visioning intended to 
create a set of goals and policies regarding land use in the Casper area.  Whenever zoning 
is proposed, the Planning and Zoning Commission should base its decision on whether to 
approve it on the criteria expressed in the Comprehensive Land Use Plan.  Furthermore, 
Section 17.12.170 of the Casper Municipal Code specifies that staff must review zoning 
applications in context with the approved Comprehensive Land Use Plan, and provide a 
recommendation to the Planning and Zoning Commission based on whether the zoning 
proposal conforms to the Plan.  
 
The Future Land Use Plan is a map element of the Comprehensive Land Use Plan that 
visibly sets the City’s policy regarding future zoning and land use patterns.  It also 
provides assurance and direction to property owners and the private development sector 
with respect to the desired development activity of specific areas. The Future Land Use 
Plan element of the 2000 Casper Area Comprehensive Land Use Plan does not identify 
this area in which the subject property is located. But, the Comprehensive Land Use Plan 
does describe a “General Commercial” land use as appropriate if designated in nodes at 
major arterial and collector intersection. The C-2 (General Business) zoning district also 
allows for a specific intensity and range of uses that is appropriate in facilitating a 
“General Commercial” land use. Furthermore, the C-2 (General Business) would 
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encourage development that is compatible with the surrounding land use and existing 
businesses and institutions. 
 
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 
development of the area as proposed is supported by the following visions, principles and 
goals: 
 
Vision 1:  Diverse Economy –An expanded, more diversified, and stable economy that 
continuously grows news jobs that pay a higher wage than the current average. 

Principle A – Promote Space for Industry, Commercial Development, and 
Employment 

Goal 1 – Provide an adequate supply of both serviced and raw industrial 
and commercial land for expanding the Casper Area’s economic base. 

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

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

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

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

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