
AGENDA 
   PLANNING AND ZONING MEETING 

April 21, 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:  March 17, 2016 Meeting 
 
 



III. PUBLIC HEARINGS:   
 

A.   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. 

 
B.   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. 

 
C.  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 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. 

 
D.  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. 

 
E.  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 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. 

 
 

VI.  COUNCIL ACTIONS: 
 
The following item(s) have been approved by the City Council since the last Planning 
and Zoning Commission meeting. 
  
 Replat to create Heritage Hills Addition No. 4. 
 



 Replat creating Mesa Del Sol II, Lots 32B and 33B. 
 
 Annexation creating LaHacienda Addition. 
 
   
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, MARCH 17, 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, March 17, 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: Liz Becher, Assistant City Manager, Community 
Development Director 

        Craig Collins, City Planner       

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

     Jason Knopp, City Engineer 
     Steve Cathey, Council Liaison 
     Matt Rich, 3150 East Yellowstone Highway 
     Steve Barger, 327 South Fenway Street 
    Dennis Steensland, 533 South Washington Street 
    Carlos and David Iparragirre, 2990 Pheasant Drive 
    John Bryson, 1720 South Melrose Street 
    Chad Allen, 2712 Lanner Street 
    Shawn Gustafson, 111 West 2nd Street, Suite 600 
 
 
II. MINUTES OF THE PREVIOUS MEETING 

 
 
Chairman King asked if there were additions or corrections to the minutes of the February 
18, 2016 Planning & Zoning Commission meeting.  
 
There being none, Chairman King called for a motion to approve the minutes of the 
February 18, 2016 Planning & Zoning Commission. 
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Mr. Redder made a motion to approve the minutes of the February 18, 2016 meeting. The 
motion was seconded by Mr. Hein.  All those present voted aye. Minutes approved.  

 
Chairman King, advised that Ms. Becher would address the Planning and Zoning 
Commission at this time as she had another commitment this evening. 
 
Liz Becher, Community Development Director, stated that there were two (2) events 
coming up that she wanted to invite the Planning and Zoning Commissioners to attend.  
The Casper Historic Preservation Commission will hold a public meeting to discuss the 
listing of Downtown Casper in the National Register of Historic Places, Wednesday, March 
30, 2016, from 5:30 to 7:30 p.m., Council Chambers, City Hall.  On Wednesday, April 13, 
2016, the Planning and Zoning Commission will participate in interviews for the 
Comprehensive Plan Consultant, from 1:00 to 5:00 p.m., Downstairs Meeting Room, City 
Hall. 

 
 

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-16-006-Z – Petition for a Zone Change of Lot 7, Block 84, Butler’s Addition, 
located at 1536 East 4th Street, from R-2 (One Unit Residential) to R-3 (One to Four 
Unit Residential).  Applicant:  William and Tia Hansuld.  

 
 

Craig Collins, City Planner, presented the staff report and recommended that 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 Comprehensive Land Use Plan, staff recommends that the Planning 
and Zoning Commission approve the zone change of Lot 7, Block 84, Butler’s Addition, 
located at 1536 East 4th 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 
Comprehensive Land Use Plan, staff recommends that the Commission deny the requested 
zone change. 
 
 Mr. Collins 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. 
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Matt Rich, 3150 East Yellowstone Highway, representing William and Tia Hansuld, spoke 
in favor of this case. 
 
Mr. Holloway asked Mr. Rich’s relationship to the applicants, and would the proposed 
structure be a pre-fab home or stick built? 
 
Mr. Rich replied that he worked for Mr. Hansuld at Casper Electric, and the proposed 
structure would be stick built. 
 
Mr. Hein inquired about the height of the proposed structure. 
 
Mr. Rich advised the structure would be approximately 14-15 feet high. 
 
Chairman King asked for anyone wishing to comment in favor of or opposition to this case. 
 
Steve Barger, 327 South Fenway Street, spoke in opposition to this case. 
 
Dennis Steensland, 533 South Washington Street, spoke in opposition to 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-16-006-Z, regarding the 
proposed rezoning of 1536 East 4th Street to R-3 (One to Four Unit Residential) and 
forward a “do pass” recommendation to City Council.  
 
There was discussion on: 
 

 Spot Zoning. 
 Permitted Uses in the R-3 (One to Four Unit Residential) zoning district. 
 Potential height of a structure that could be built. 

 
Mr. Holloway made a motion to approve case PLN-16-006-Z, rezoning of 1536 East 4th 
Street to R-3 (One to Four Unit Residential) and forward a “do pass” recommendation to 
Council.  The motion was seconded by Mr. Redder.  All those present voted nay. Motion 
failed. 
 
 
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-16-007-R – 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. 
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Craig Collins, City Planner, presented the staff report and recommended that if, after the 
public hearing, the Planning and Zoning Commission finds that the requested replat meets 
the minimum requirements of the Casper Municipal Codes,  staff recommends that the 
Planning and Zoning Commission approve the requested replat and forward it to the City 
Council with a “do pass” recommendation, with the following conditions: 
 

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. 
 
 

Mr. Collins 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. 
 
Carlos and David Iparraguirre, 2990 Pheasant Drive, spoke in favor of this case. 
 
Mr. Redder asked about access other than off of South McKinley Street. 
 
John Bryson, 1720 South Melrose Street, stated the presented design was the best solution 
to allow emergency access. 
 
Mr. Holloway inquired about a possible alley on the plat.  Where would it be placed?  
 
Mr. Collins advised that would be a design question, but he would envision it running north 
of East 26th Street and line up as best as possible with East 27th Street, on the south side, 
and continue along the eastern boundary of the property.  He stated the minimum alley 
width is 20 feet, and that would be adequate for emergency access. 
  
Mr. Bryson, stated that an alternate design had been considered where four (4) units would 
face each other, but it would require access onto McKinley and there would be a loss of 
two (2) units. 
 
Mr. Holloway stated that the current design would have an impact on the neighborhood 
and traffic flow would be substantial onto South McKinley Street.  He advised that an 
alternate design could be explored and not have access onto a major arterial. 



 5

 
Chairman King asked for anyone wishing to comment in favor of or opposition to this case. 
 
Chad Allen, 2712 Lanner Street, spoke in opposition to 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-16-007-R, regarding the 
proposed McKinley Heights Subdivision and forward a “do pass” recommendation to City 
Council.  
 
Mr. Holloway made a motion to table case PLN-16-007-R, a replat creating McKinley 
Heights Subdivision, to allow the applicant time to work with staff and rework the plat.  
The motion was seconded by Ms. Frank.  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-16-009-R – Petition to vacate and replat Lots 31A-33A of Mesa Del Sol II, to 
create Mesa Del Sol II, Lots 32B and 33B, comprising 0.388 acres, more or less, 
generally located on the east side of Casa Grande Drive.  Applicant:  Senergyone 
Development, Inc.  

 
Craig Collins, City Planner, presented the staff report and recommended that if, after the 
public hearing, the Planning and Zoning Commission finds that the requested replat meets 
the minimum requirements of the Casper Municipal Codes,  staff recommends that the 
Planning and Zoning Commission approve the requested replat and forward it to the City 
Council with a “do pass” recommendation.  
 

Mr. Collins 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. 
 
Shawn Gustafson, ECS, spoke in favor of this case. 
 
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-16-009-R, regarding the 
proposed Mesa Del Sol II, Lots 32B and 33B and forward a “do pass” recommendation to 
City Council.  
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Mr. Redder made a motion to approve case PLN-16-009-R, replat creating Mesa Del Sol 
II, Lots 32B and 33B, and forward a “do pass” recommendation to Council.  The motion 
was seconded by Mr. Feth.  All those present voted aye. Motion passed. 
 

 COUNCIL ACTIONS: 
  There were none. 
 

V. SPECIAL ISSUES:  
There were none. 
 

VI. COMMUNICATIONS: 
A. Commission: 

There were none. 
 

B.   Community Development Director: 
Liz Becher, Community Development Director, spoke at the beginning of 
the meeting. 
 
Other Communications: 

C. There were none. 
 

D. Council Liaison: 
 There were none. 
 

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 7:06 p.m.    
 
 
 
                      
 Chairman      Secretary 
 
 
 
 
 
 
 



         April 15, 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-16-007-R – (Tabled on March 17th) 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. 

 
 
Updated Recommendation: 
 
The original staff report provided a recommendation that included three (3) suggested 
conditions of approval.  Those conditions were as follows:   
 

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. 



 

 
 

2

 
3. The private driveway shall be paved to City standard specifications. 

 
Summary: 
 
The previous staff report, considered at the March 17, 2016 meeting, has been provided 
for the Planning and Zoning Commission’s consideration and staff is providing a 
supplemental summary of the changes that are being proposed at this time.   
 
At the public hearing on March 17th, the Planning and Zoning Commission voted to table 
the proposal and asked that the applicant redesign the subdivision to limit points of 
access to South McKinley Street, in that South McKinley Street functions as a major 
collector street. Per Section 16.16.020(C)(6) of the Casper Municipal Code, residential 
lots are not permitted to front (access) onto arterial or collector streets without the 
approval of the Planning & Zoning Commission. 
 
The subdivision has now been redesigned, and a one-way, private access driveway has 
been planned along the frontage of the lots.  The applicant feels that this is the most 
economical and feasible solution to limit the points of access and to prevent vehicles 
from backing into South McKinley Street.  The City Engineer has reviewed the plan and 
agrees that the design is an improvement over the first design that was presented and will 
improve traffic safety in the area. 
 
 



         March 11, 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-16-007-R – 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. 

 
 
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 requested replat and 
forward it to the City Council with a “do pass” recommendation with the following three 
(3) conditions: 
 

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. 
 

 
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 
comments regarding the proposed replat.  The Commission is responsible for reviewing 
plats, and making a recommendation to the City Council to approve, approve with 
conditions, deny, or table the proposal. 
Summary: 



 

 
 

2

 
David and Carlos Iparraguirre have applied to replat 1.71-acres, described as Tract B of 
Falcon Crest III Addition and Tract B and Tract C of Falcon Crest IV Addition, to create 
the McKinley Heights Subdivision. The property is currently undeveloped, and is zoned 
R-4 (High Density Residential) following a zone change approved by the Planning & 
Zoning Commission in October of 2014.  Surrounding zoning consists of R3 (One to 
Four Unit Residential) and PUD (Planned Unit Development) to the southwest. Land 
uses in the immediate area are predominately single-family and multi-family residential, 
with outside and inside commercial storage southwest of the subject property. South of 
the subject property is platted, but undeveloped County land. Land immediately east of 
the property is owned by the City of Casper and dedicated as a floodway area. The 
proposed plat is creating sixteen (16) residential lots with the intent to build twin homes.  
The proposed lots range in size from 4,000 square feet up to 6,325 square feet.  The 
minimum lot size in the R-4 zoning district for twin homes is 4,000 square feet per 
dwelling unit. 
 
South McKinley Street functions as a major collector street to afford maximum 
transportation movements along this north/south corridor. Per Section 16.16.020(C)(6) of 
the Casper Municipal Code, residential lots shall not front (access) onto arterial or 
collector streets without the approval of the Planning & Zoning Commission.  
 
Staff’s first recommended condition of approval, which restricts the number and 
placement of curb cuts on South McKinley Street, should be considered by the 
Commission to be contingent upon the Commission’s approval to allow vehicular access 
on to South McKinley Street. Should the Planning & Zoning Commission choose to 
approve residential vehicular access onto South McKinley Street, the recommended 
conditions listed above require the applicant to limit access points, or curb cuts, to the 
proposed pairs of residential units by sharing access, with a driveway that is no wider 
than twenty-four (24) feet, and by providing shared access easements clearly delineated 
on the plat. However, if the Commission chooses to prevent vehicular access to South 
McKinley Street, the applicants have the alternate option to plat and dedicate an alley, 
along the east side of the subject property, thereby providing rear vehicular access to the 
twin homes.  This would require that the Planning and Zoning Commission amend the 
recommended conditions above, and formulate new conditions, which staff can assist 
with if necessary.  Should the Commission decide to prevent vehicular access onto South 
McKinley Street, forcing the reconfiguration of the plat, the Commission may wish to 
table the proposal and direct the applicant to bring back the new plat layout for review 
and approval since the change could be considered a major amendment. If the Planning 
and Zoning Commission supports the proposed layout and votes to approve the proposed 
plat with the conditions listed above, it will officially be considered a waiver of the 
prohibition on residential lots having direct vehicular access to a collector street. 









N
1°

23
'1

3"
W

,1
49

.7
7'

(N
0°

41
'1

9"
W

,1
49

.8
9'

)

N88°26'45"E, 10.03'

N1°23'10"W, 69.91'

R=20.00'
L=31.42'

N43°37'34"E, 28.28'
Δ=90°00'00" N88°37'34"E, 151.77'

(N89°18'16"E, 151.95')

S7
°1

1 '
14

"W
, 1

78
.7

9'
(S

7°
55

'2
6"

W
, 1

79
. 0

8'
)

S37°33'30"W, 43.35'

S0°28'16"E, 29.32'

S52°44'02"E, 20.80'

S7
°0

8'
59

"W
, 1

31
.0

0'
(S

7°
55

'2
6"

W
, 1

31
.0

3'
)

S4
5°

20
'22

"W
, 1

06
.57

'

(S4
5°

50
'3

6"
W

, 1
06

.4
0')

S28°04'46"W, 28.33'

S89°29'26"W, 32.72'

N
1°

23
'0

3"
W

,2
39

.9
1'

(N
0°

41
'1

9"
W

,2
39

.8
9'

)

(60' R.O.W.) EAST 26th STREET

(R
.O

.W
.W

ID
TH

V
A

R
IE

S)
S.

M
cK

IN
LE

Y
ST

R
EE

T

(50' R.O.W.)
EAST 26th STREET

(60' R.O.W.)
EAST 27th STREET N=1,175,332.74'

E=1,586,336.59'
ELEV=5305'

CONV.=0°41'39"
C.F.=0.999771614

LOT 16
5165 ft²

LOT 15
5797 ft²

84.80'65.34'

45.34' 30.00'

S2
9°

58
'3

3"
W

, 1
05

.3
3'

(S
30

°3
7'

10
"W

, 1
05

.3
4'

)

S88°37'34"W, 75.34'
(S89°18'16"W, 75.34')

R=20.00'
L=31.42'

N46°22'26"W, 28.28'
Δ=90°00'00"

N
1°

22
'2

6"
W

,7
0.

04
'

(N
0°

41
'1

9"
W

,7
0.

03
')

N88°39'36"E, 150.14'
(N89°19'05"E, 150.10')

P.O.B.
PARCEL 1
N=1,175,965.97'
E=1,586,481.52'
ELEV=5302'
CONV.=0°41'41"
C.F.=0.999771853

P.O.B.
PARCEL 2
N=1,175,816.58'
E=1,586,506.75'
ELEV=5303'
CONV.=0°41'41"
C.F.=0.999771817

N=1,175,892.44'
E=1,586,333.10'

ELEV=5302'
CONV.=0°41'39"

C.F.=0.999771760

N
1°

22
'2

6"
W

,9
0.

02
'

(S89°55'52"W, 32.76')

(S29°00'27"W, 28.23')

(S51°45'08"E, 20.68')

(SOUTH, 29.25')

(S38°19'41"W, 43.23')

(Δ=90°00'00")

(N89°18'16"E, 10.00')

(N0°41'19"W, 70.00')

(N44°18'16"E, 28.28')
(L=31.42')
(R=20.00')

(Δ=90°00'00")
(N45°41'44"W, 28.28')

(L=31.42')
(R=20.00')

4412 ft²
LOT 14 4516 ft²

LOT 11
4001 ft²

LOT 12
4001 ft²

LOT 13

4919 ft²
LOT 10

4785 ft²
LOT 9

4564 ft²
LOT 8

4000 ft²
LOT 7

4000 ft²
LOT 6

4239 ft²
LOT 5

4104 ft²
LOT 4

4000 ft²
LOT 3

4000 ft²
LOT 2

8103 ft²
LOT 1

13
.0

0'

22.43'

S1
°2

2'
26

"E
,1

02
.9

4'

52.44'

38.86'

S1
°2

2'
26

"E
,1

02
.9

4'

38.86'

38.87'

S1
°2

2'
26

"E
,1

02
.9

4'

38.87'

51.61'

36.12'

S88°36'46"W, 161.77'

30
.0

1'

N88°37'34"E, 38.86'

S88°36'46"W, 157.25'

30
.0

0'

14.04'
20

.7
2'

S88°36'46"W, 142.13'

22
.6

3'

12
.7

1'

S88°36'46"W, 127.70'

30
.3

0'

16
.6

1'

0.85'

S88°36'57"W, 143.55'

13
.9

8'
16

.4
5'

3 0
.3

4 '

S88°36'57"W, 139.05'

30
.0

0'

3 0
.3

4 '

S88°36'57"W, 134.55'

30
.0

0'

3 0
.5

8 '

S88°36'57"W, 130.01'

30
.2

4'

3 1
.6

8 '

S88°36'57"W, 125.31'

31
.3

3'

7.21'

10
4.

36
'

3 0
.3

4 '
30

.3
4 '

10
4.

07
'

30
.0

1'

SEC. 15
SEC. 22

SHEET TITLE:

SHEET NUMBER

DATE:
PROJECT #:
DRAWN BY:

JK
C.

.
EN

G
IN

EE
R

IN
G
·

SU
R

V
EY

IN
G
·

G
IS

M
A

PP
IN

G
C

O
N

ST
R

U
C

TI
O

N
M

A
N

A
G

EM
EN

T
11

1
W

.2
nd

St
.,

St
e

42
0·

C
as

pe
r,

W
yo

m
in

g
82

60
1

Ph
:3

07
-2

65
-4

60
1·

Fa
x:

30
7-

26
5-

46
72

APPROVED BY THE CITY COUNCIL OF CASPER, WYOMING BY RESOLUTION NO. _______________ , DULY PASSED, ADOPTED AND APPROVED

INSPECTED AND APPROVED THIS ________ DAY OF ________________ , 2016.
CITY ENGINEER

SECRETARY

APPROVED BY THE CITY OF CASPER PLANNING AND ZONING COMMISSION OF CASPER, WYOMING
THIS ________ DAY OF ________________ , 2016.

ATTEST:
CHAIRMAN

CITY CLERK
ATTEST:

MAYOR

INSPECTED AND APPROVED THIS ________ DAY OF ________________ , 2016.
CITY SURVEYOR

THIS ________ DAY OF________________ , 2016.

Carlos Iparraguirre and David Iparraguirre hereby certify that they are the owners and proprietors of the foregoing Parcels being all of Tract B, Falcon Crest III, an addition to the city
of Casper as recorded as Instrument No. 823975, and being all of Tract B and Tract C, Falcon Crest IV, an addition to the City of Casper as recorded as Instrument No. 823979 in the office
of the County Clerk of Natrona County, Wyoming and located in and being a portion of the SE1/4SW1/4, Section 15, Township 33 North, Range 79 West of the Sixth Principal Meridian,
Natrona County, Wyoming, being more particularly described by metes and bounds as follows:

Parcel 1:
Beginning at a brass cap at the southeast corner of The McKinley Addition, an addition to the City of Casper as recorded as Instrument No. 370810 in the office of the County Clerk

of Natrona County, Wyoming; thence along the west line of Tract A of Falcon Crest III, S29°58'33"W, 105.33 feet to a brass cap; thence along the north right-of-way line of East 26th Street,
S88°37'34"W, 75.34 feet to a brass cap; thence 31.42 feet along a non-tangent curve to the right having a radius of 20.00 feet, a central angle of 90°00'00", a chord bearing of
N46°22'26"W, and a chord length of 28.28 feet to a brass cap in the east right-of-way line of South McKinley Street; thence along the east right-of-way line of South McKinley Street,
N1°22'26"W, 70.04 feet to a brass cap in the south line of said The McKinley Addition; thence along the south line of The McKinley Addition, N88°39'36"E, 150.10 feet to the Point of
Beginning.

Parcel 2:
Beginning at a brass cap at the northwest corner of Tract A of Falcon Crest IV; thence along the west line of said Tract A for the next 7 calls, S7°11'14”W, 178.79 feet to a brass cap;

thence S37°33'30”W, 43.35 feet to a brass cap; thence S0°28'16”E, 29.32 feet to a brass cap; thence S52°44'02”E, 20.80 feet to a brass cap; thence S7°08'59”W, 131.00 feet to a brass cap;
thence S45°20'22”W, 106.57 feet to a brass cap; thence S28°04'46”W, 28.33 feet to a brass cap at the southwest corner of said Tract A and a point in the north section line of Section 22;
thence along the north section line of said Section 22, S89°29'26”W, 32.72 feet to a brass cap in the east right-of-way line of South McKinley Street; thence along the east right-of-way line
of said South McKinley Street for the next 4 calls, N1°23'03”W, 239.91 feet to a brass cap; thence N1°23'13”W, 149.77 feet to a brass cap; thence N88°26'45”E, 10.03 feet to a brass cap;
thence N1°23'10”W, 69.91 feet to a brass cap; thence 31.42 feet along a non-tangent curve to the right having a radius of 20.00 feet, a central angle of 90°00'00”, a chord bearing of
N43°37'34”E, and a chord length of 28.28 feet to a brass cap in the south right-of-way line of East 26th Street; thence along the south right-of-way line of East 26th Street, N88°37'34”E,
151.77 feet to the Point of Beginning.

The above described Parcels contain 1.71 acres, more or less, and is subject to any and all rights-of-way, easements, reservations, and encumbrances which have been legally acquired.

The subdivision of the forgoing described land as it appears on this plat is with the free consent and in accordance with the desire of the above named owner and proprietor. The name of
said subdivision shall be known as “MCKINLEY HEIGHTS”, an addition to the City of Casper, Wyoming. The above named owner and proprietor does hereby dedicate all streets and roads
shown hereon to the use of the public and grants to the public and private utility companies an easement and license to locate, construct, use and maintain conduits, lines, wires and pipes,
any or all of them, under, along or across the strips of land marked as utility easements as shown on this plat.

I, Paul A. Heintz, do hereby certify that I am a professional land surveyor licensed
under the laws of the State of Wyoming, that this plat is a true, correct, and complete
plat of 'MCKINLEY HEIGHTS' as laid out, platted, dedicated, and shown hereon, that
such plat was made from an accurate survey of said property by me or under my
supervision and correctly shows the location and dimensions of the lots, easements,
and streets of said subdivision as the same are staked upon the ground in compliance
with the City of Casper regulations governing the subdivision of land.

VICINITY MAP
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NATRONA COUNTY )
SS

Carlos Iparraguirre
2976 Silver Ridge Trail
Medina, Ohio  44256

"MCKINLEY HEIGHTS"
FINAL PLAT OF
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The foregoing instrument was acknowledged before me this

, 2016, by:

NOTARY PUBLIC

as a free and voluntary act and deed. Witness my hand and
official seal. My commission expires:

Carlos Iparraguirre - Owner

NATRONA COUNTY )
The foregoing instrument was acknowledged before me this

day of , 2016, by:

as a free and voluntary act and deed. Witness my hand and
official seal. My commission expires:

Paul A. Heintz, P.L.S.
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Carlos Iparraguirre - Owner

1. ERROR OF CLOSURE
PARCEL 1= 1:72,045
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2. BASIS OF BEARING: WYOMING STATE PLANE COORDINATE SYSTEM,
EAST CENTRAL ZONE, NAD 1983.

3. DISTANCES: U.S. SURVEY FOOT (GROUND).
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The foregoing instrument was acknowledged before me this

NOTARY PUBLIC

as a free and voluntary act and deed. Witness my hand and
official seal. My commission expires:

David Iparraguirre - Owner

day of

David Iparraguirre - Owner

, 2016, by:
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         April 15, 2016 
 
 
MEMO TO: Bob King, Chairman  

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

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

   
SUBJECT: 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.   

 
Recommendation: 
 
If, after the required 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. 

 
Code Compliance: 
 
Staff has complied with all requirements of the Casper Municipal Code pertaining to 
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 received one (1) letter of opposition to the 
project, which has been included for the Planning and Zoning Commission’s review. The 
Commission is responsible for reviewing sub-area plans; and must make a recommendation 
to the City Council to approve, approve with conditions, deny, or the Commission may table 
the proposal.  
 



 

 
 

2

Summary: 
 
The applicants in this case have applied for approval of a sub-area plan for Lots 6, 7, 11, 
12, & 13, Block 5, The Heights Addition (a portion of the McMurry Business Park PUD), 
located at 1075 Morado.  The proposed sub-area plan seeks to establish, as the proposed 
use of the property, a 16,578 square foot (footprint), single-story church. The Heights 
Addition was platted in the County as a single-family residential subdivision, and 
subsequently annexed into the City as a part of the McMurry Business Park Planned Unit 
Development. Land uses in the surrounding area are all single-family residential. 
 
The McMurry Business Park PUD Guidelines, approved by the City Council in July of 
2005, and amended by Council in 2014, created a streamlined review procedure for 
projects in the business park.  Prior to the development of a parcel, applicants are 
required to submit a sub-area plan, which is essentially a preliminary site plan showing 
estimated building sizes, locations, orientations, general off-street parking areas, as well 
as landscaped areas and required open space, for approval by the Planning and Zoning 
Commission and the City Council.  Once the sub-area plans are approved, detailed site 
plans for individual projects can then be approved by the McMurry Business Park Design 
Review Committee and City Planning Department staff as long as they are not 
significantly different from the sub-area plan that was approved.  Although the 
Commission and Council will not be formally reviewing the detailed site plan for this 
area, their final recommendations and actions on the sub-area plan directly affect the 
design of the individual site plan.   
 
The McMurry Business Park PUD Guidelines revised by Council in 2014 established 
four (4) different planning areas within the business park.  Those planning areas are: 
 

1. C – (Commercial-Retail/Office/Medical/Lodging); 
2. CMF – (Commercial/Multi-Family); 
3. SF – (Detached Residential); and, 
4. OS – (Open Space). 

 
The subject property is located in Planning Area SF (Detached Residential).  Permitted 
uses in Planning Area SF can be found on Page 11 of the Guidelines, and include the 
following: 
 

1. One-family detached dwellings; 
2. One-family attached dwelling units, including, without limitation, duplexes, 

townhouses and row houses; 
3. Golf courses; 
4. Community center buildings; 
5. Police and fire stations; 
6. Churches; 
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7. Synagogues; 
8. Schools; 
9. Temporary construction or sales trailers and offices; 
10. Other uses similar in character to those specifically listed above. 

 
One of staff’s recommended conditions, if applied by the Commission and supported by 
Council, would require the Owner to provide curb, gutter and sidewalk along both 
frontages of its property along Morado Drive.  The Heights Addition was originally 
platted in the County.  Given that the City has extra-territorial jurisdiction within one (1) 
mile of the Casper City limits, the City was required, by law, to approve the Heights 
Addition plat.  At that time, the developer successfully argued that curb, gutter and 
sidewalk were unnecessary in this area because of the large, estate-lot nature of the area.  
The City Council approved the Heights Addition plat under the assumption that the area 
would always be a large, estate-lot residential subdivision.   
 
Staff believes that the proposed changes are significant enough to warrant the installation 
of standard curb, gutter and sidewalk along the applicant’s frontages. Now, the current 
proposal of constructing a church in the area changes the character and impacts of the 
development in the area.  A church will consist of a large area of impermeable surface, 
and will draw greater vehicular and pedestrian traffic into the neighborhood. 
Furthermore, a street right-of-way was originally stubbed out on the south end of The 
Heights Addition, allowing there to be further development to the south someday, which 
means that Morado Drive would ultimately carry much more traffic than just the estate 
lot traffic in the immediate area. Ideally, all of Morado Drive would have curb, gutter and 
sidewalk; however, this applicant can only be made responsible for the street 
improvements along its frontage.  It is further noted that Section 16.16.020(S)(1) of the 
Casper Municipal Code requires curb and gutter on all public streets in the City of 
Casper, and does not make an exception for Planned Unit Developments or for low-
density residential areas.   
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          April 15, 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-16-017-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 cellular antennas. Verizon will also replace the other three (3) 
existing, 69’ tall stadium light poles with new light poles.  Kelly Walsh 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. 

 
 
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 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.   

 
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 received one (1) letter of opposition to this case, which has been 
provided for the Planning and Zoning Commission’s review.         
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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, 
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10. Noise, vibration, air pollution and other environmental influences. 
 
Summary: 
 
The Natrona County School District No. 1, as property owner, has applied for a Conditional Use 
Permit for the construction of a ninety (90) foot high cell tower/light pole in an ED (Education 
District) zoning district, located at the Kelly Walsh High School football field.  Cell towers from 
seventy (70) feet to one hundred fifty (150) feet in height require a Conditional Use Permit in the 
ED zoning district.  The area immediately surrounding the site of the cell tower/light pole is 
zoned R-3 (One to Four Unit Residential) to the northwest; R-2 (One Unit Residential) and R-1 
(Residential Estate) to the north; and the school district property surrounds the site on the south, 
east and west.  Land uses in the immediate area are residential and the high school. 
 
According to the application materials submitted by Verizon, on behalf of the School District, 
the reason for the request is to improve the coverage and capacity for 4G LTE cellular service in 
the residential neighborhoods surrounding Kelly Walsh High School.  Equipment associated with 
the antennas would be housed in an equipment shelter which will be enclosed in a six foot chain 
link fence. 
 
The applicant has addressed the findings and considerations necessary for the approval of a 
Conditional Use Permit in correspondence submitted with their application. The Planning and 
Zoning Commission can reference the findings and considerations on pages 2-4 of the Letter 
from Closser Consulting, representing Verizon Wireless (VAW LLC, d/b/a Verizon Wireless), 
which is included in the Commission’s packet. Several key points should be highlighted. The 
lease area, which will be fenced is 25’x33’ in size, and located within the existing sports 
compound at the stadium. The applicant believes that the use of stadium light poles is in essence 
a “stealth” facility, meaning the cell tower is meant to blend in with its surroundings.  The site 
will not generate significant traffic and all equipment will be enclosed inside a shelter, painted a 
neutral color, and designed to be compatible with existing uses and structures in the surrounding 
area. The generator will be located inside a structure and noise levels will not exceed 60 Db.  
Lastly, the applicant states that there is a well demonstrated public need, with forty-four (44) 
percent of U.S. households no longer using a telephone land line and relying solely on their 
wireless device for communication.  Furthermore seventy (70) percent of all “911” emergency 
calls are made from wireless devices. 
 
The Telecommunications Act of 1996 was enacted by the Federal Government to reduce state 
and local regulatory barriers for the commercial wireless industry.  Federal law requires state and 
local governments to act on any application in a “reasonable amount of time,” formally creating 
a “shot clock” of between ninety (90) and one hundred fifty (150) days from the date of 
submittal to complete a review.  The Telecommunications Act also prevents state and local 
governments from regulating the placement, construction or modification of cellular facilities on 
the basis of “environmental effects of radio frequency (RF) emissions.”  A common concern that 
is often heard from the public is whether there will be any negative health effects caused by radio 
frequency (RF) emissions from cellular towers. The Planning and Zoning Commission is advised 
that radio frequency (RF) emissions cannot be a factor in its decision on the requested 
Conditional Use Permit. Although there are additional Federal laws regarding the commercial 
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wireless industry, these two (2) limitations regarding timing and RF emissions are the areas that 
the Planning and Zoning Commission should be most aware of.   
 
As stated in the Code Compliance section of this staff report, the Planning and Zoning 
Commission should base its decision on whether to approve or deny the requested Conditional 
Use Permit based on the two (2) findings, and six (6) considerations outlined in Section 
17.12.240 (G) and (H).  These two (2) findings and six (6) considerations are meant, in 
simplified terms, to ensure that the request is compatible with the surrounding area.  Should the 
Planning and Zoning Commission decide to approve the Conditional Use Permit; staff has 
provided two (2) recommended conditions of approval above for consideration.  The Planning 
and Zoning Commission can amend the conditions, impose additional conditions, or remove any 
of the conditions it wishes.  For illustrative purposes, staff has provided a sample motion to 
approve below, to assist the Planning and Zoning Commission with making a motion to approve 
the Conditional Use Permit, if the Commission so desires. 
 
Illustrative Recommended Motion to approve: 
 
That case number PLN-16-017-C, a Conditional Use Permit to allow 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, be granted with recommended Conditions #1 - #2, listed above, 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 area that will be occupied (the lease area) is minimal, and the difference in height 
between the existing sixty-nine (69) foot light pole and the proposed ninety (90) foot 
high light pole/cellular tower is not a significant change.     

 
b. The density of the proposed use in terms of units per acres and the number of offices, 

employees, occupants, or all three is not applicable in this case.         
 

c. The volume of business in terms of the number of customers per day is not applicable 
in this case.      

 
d. There will not be unreasonable congestion or a traffic hazard caused by the proposed 

facility, as determined by the City Engineer and the Community Development 
Director.  According to the application materials, a technician with a single pickup 
truck will visit the site approximately once per month for routine maintenance and 
monitoring. 
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e. There are no similar uses 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. 
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          April 15, 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-16-018-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. 

 
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 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. 

                                                                                                                                                                                    
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 
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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 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; 
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; 
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7. Building bulk and location; 
8. Usable open space; 
9. Signs and lighting; and, 
10. Noise, vibration, air pollution and other environmental influences. 

 
Summary: 
 
East Valley Investments, LLC has applied 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 at 580 Landmark Drive.  
Properties surrounding the subject property are zoned C-2 (General Business) to the north, east 
and west; and PUD (Planned Unit Development) to the south.  Land uses in the immediate area 
are a mix of multi-family residential and commercial.  An indoor training and shooting center is 
not listed in any zoning district as a permitted or a conditional use; therefore, the applicant is 
applying for a Conditional Use Permit under the “other uses compatible with the intent of the 
zoning district, as defined by the Commission” clause found in Section 17.64.030 (Conditional 
Uses in the C-1 Zoning District).  The subject property is approximately two (2) acres in size, 
and slopes upward from the street to the back of the lot. The application states that the 
anticipated number of employees will be between six (6) and eight (8) and that they expect to 
provide approximately sixty-four (64) off-street parking spots for the facility.  Traffic generation 
from the proposed use is not a concern for the City Engineer, given the available traffic capacity 
of the adjacent streets and the existence of signalized intersections in the area. Given the 
projected 39,000 square foot  size of the facility, the Planning and Zoning Commission will be 
involved with the site plan review and approval, should the Conditional Use Permit be approved.   
 
As stated in the Code Compliance section of this staff report, the Planning and Zoning 
Commission should base its decision on whether to approve or deny the requested Conditional 
Use Permit based on the two (2) findings, and six (6) considerations outlined in Section 
17.12.240 (G) and (H).  These two (2) findings and six (6) considerations are meant, in 
simplified terms, to ensure that the request is compatible with the surrounding area.  Should the 
Planning and Zoning Commission decide to approve the Conditional Use Permit; staff has 
provided four (4) recommended conditions of approval above, under the “recommendation 
section” of this staff report for consideration.  The Planning and Zoning Commission can amend 
the conditions, impose additional conditions, or remove any of the conditions it wishes.  For 
illustrative purposes, staff has provided a sample motion to assist the Planning and Zoning 
Commission with making a motion to approve the Conditional Use Permit, if the Commission so 
desires. 
 
Illustrative Recommended Motion to approve: 
 
That case number PLN-16-018-C, a Conditional Use Permit to allow 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, be granted with recommended Conditions #1 - #4, 
listed under the “recommendation section” of this staff report, for the following reasons:   
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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 size of the facility is not out of character with the surrounding structures or the 
commercial nature of the area.     

 
b. The size of the site will adequately accommodate the proposed facility, the number of 

employees (6-8), and the planned availability of off-street parking, and is consistent 
with the commercial nature of the area.         

 
c. In that the zoning of the property is commercial, and given the commercial nature of 

the surrounding area, the volume of business, in terms of the number of customers per 
day, will be consistent with the zoning and land uses in the surrounding area.      

 
d. There will not be unreasonable congestion or a traffic hazard caused by the proposed 

facility, as determined by the City Engineer and the Community Development 
Director.   

 
e. There have not been any Conditional Use Permits issued for similar uses in the 

surrounding area.         
 

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



































1 
 

          April 15, 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 – 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: 
 
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 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.  

                                                                                                                                                                                    
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 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: 
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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. 
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Summary: 
 
The Owners of the property located at 6200 South Chestnut Street have applied for a Conditional 
Use Permit for the construction of an oversized detached accessory building in an R-1 
(Residential Estate) zoning district.  The proposed garage consists of a 2,196 square foot addition 
to an existing detached garage, which will result in a garage with a final footprint of 
approximately 2,580 square feet.  The subject property consists of two platted lots, totaling 3.3-
acres, more or less.  Surrounding zoning is R-1 (Residential Estate) on all sides, and land uses in 
the area are all single-family residential.  The topography of the property is sloping, from the 
front of the property to the rear. 
 
Section 17.12.121(F)(4) of the Casper Municipal Code requires a Conditional Use Permit for any 
detached garage that exceeds either fifteen percent (15%) of the lot area, or a maximum of 1,500 
square feet in size. Based on this requirement, and the size of the property, the applicant would 
be permitted to construct a detached accessory building up to 1,500 square feet in size 
(footprint).  The proposed structure exceeds the maximum limitation for an accessory structure 
(garage) by approximately 1,000 square feet. 
 
As stated in the Code Compliance section of this staff report, the Planning and Zoning 
Commission should base its decision on whether to approve or deny the requested Conditional 
Use Permit based on the two (2) findings and six (6) considerations outlined in Section 
17.12.240 (G) and (H).  These two (2) findings and six (6) considerations are meant, in 
simplified terms, to ensure that the request is compatible with the surrounding area.  Should the 
Planning and Zoning Commission decide to approve the Conditional Use Permit; staff has 
provided three (3) recommended conditions of approval for consideration.  The Planning and 
Zoning Commission can amend the conditions, impose additional conditions, or remove any of 
the conditions it wishes.  For illustrative purposes, staff has provided a sample motion to assist 
the Planning and Zoning Commission with making a proper motion to approve the Conditional 
Use Permit, if the Commission so desires. 
 
Illustrative Recommended Motion to approve: 
 
That case number PLN-16-019-C, a Conditional Use Permit to allow for the construction of an 
oversized detached accessory building in an R-1 (Residential Estate) zoning district be granted 
with recommended Conditions #1 - #3, listed in 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. 
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Furthermore, the Planning and Zoning Commission finds that:  
 

a. The size of the detached accessory building is mitigated by the larger-than-average 
size of the applicant’s property, the sloping topography of the subject property which 
makes the building less prominent, and the large size of the surrounding structures in 
the immediate area.   

 
b. A detached garage is a permitted accessory use in the R-1 (Residential Estate) 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 have 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. 
































	0 Agenda
	0.1 March 17 Minutes
	1.0 Staff Report
	1.0.1 Orig Staff Report
	1.1 Aerial
	1.2 Zoning
	1.3 Photos
	1.4 Proposed Plat pg 1
	1.4 Proposed Plat pg 2
	1.4 Proposed Plat pg 3
	1.5 Current Plat FC III
	1.6 FC IV
	2.0 Staff Report
	2.1 Aerial
	2.2 Zoning
	2.3 Photos_1
	2.4 Photos_2
	2.5 Sub Area Plan 4.12.16
	2.6 Public Comment Trent Phillips
	3.0 Staff Report
	3.1 Aerial_1
	3.2 Aerial_2
	3.3 Zoning
	3.4 Photos
	3.5 Application
	3.6 Applicant Materials
	3.7  Public Comment M Holden
	4.0  Staff Report
	4.1 Aerial
	4.2 Zoning
	4.3 Photos
	4.4  train_shoot center App
	4.5 Applicant Materials
	5.0 Staff Report
	5.1 Aerial_1
	5.2 Aerial_2
	5.3 Zoning
	5.4 Photos
	5.5 Garage App
	5.6 Applicant Materials
	5.7 Public Comment Creager_G

