
AGENDA
Laramie Planning Commission 

Monday, January, 23, 2017 at 4:30 PM

City Council Chambers, City Hall
406 Ivinson Avenue, Laramie, WY

The Planning Commission meetings are open to the public.  Requests from person with 
disabilities must be made to the Planning Division 24 hours in advance of the meeting.

Call To Order/Roll Call

Approval Of Agenda And Minutes

Changes And Approval Of Agenda

Planning Commission Meeting Minutes

01.09.2017 LPC Minutes

LPC Minutes 01.09.17.Pdf

Citizen Comments - Non-Agenda Related Topics – No Action Can Be Taken

Planning Commission And Staff Reports And Comments

FYI Item Regarding Prohibited Uses List (Casper Aquifer Protection 
Plan & Laramie Municipal Code)

Planning Commission 1.23.2017 APO FYI Memo.pdf
Wester Wetstein Memo And Table.pdf
WWC Peer Review Memo.pdf
Public Comments FULL 1.16.2017.Pdf

Disclosures – Ex-Parte Communications; Potential Conflicts Of Interest

Current Planning Projects

Old Business: 

FP-16-03 Grand View Heights, 6th Filing, Final Plat
File: FP-16-03 Grand view Heights, 6th Filing, Final Plat
Request: A Final Plat proposing 39 residential lots on a 10.57 acre tract 
of land.
Location: Located west of Glacier Street and north of the future Bill Nye 
Avenue.
Applicant/Agent: Country Club, LLC (John Edwards) 
Owner: County Club, LLC
Purpose: Residential lots for future sale and development  

Current Zoning: R2 (Limited Multi-Family)/Grand View Heights 
PUD/Turner Tract Overlay Zone
Prepared By: Derek T. Teini, Principal Planner, AICP

FP-16-03 Postponement Memo 1.23.2017.Pdf

New Business: 

CUP-16-17: 1754 Centennial Drive – Hospice Of Laramie
REQUEST:  Amend CUP -13-13 to incorporate an amended landscape plan, site 
plan and trash enclosure   

LOCATION:  1754 Centennial Drive (Lot 2, Block 2 Fox Addition)
APPLICANT:  Hospice of Laramie
OWNER: Albany County 
ZONING:  B1 (Limited Business)/ROB (Residential Overlay for Business) District
PURPOSE:  Establishment of a Hospice Residential Care Facility  
PREPARED BY:  Charles W. Bloom, AICP, Principal Planner

CUP-16-17 Staff Report.pdf

FP-16-04: Stagecoach Ridge Subdivision, 1st Addition Final Plat
REQUEST:  A Final Plat creating six residential lots on a 1.58 acre tract of land.   
LOCATION:  Generally located east of Falcon Court and north of Beaufort Street.
APPLICANT:  BLT, LLC/ Christie Roberts (Gertsch -Baker Engineering & Design)
OWNER: BLT, LLC
ZONING:  R1 (Single -Family Residential) District
PURPOSE:  Residential lots for future sale and development 
PREPARED BY:  Eric Conner, Associate Planner

FP-16-04 Staff Report.pdf

Long Range Planning Projects

Variances (Sitting As Board Of Adjustment)
(Swearing in of witnesses)

VAR-16-10: 417 Fremont Street- Alley Paving Requirements
REQUEST:  Variance from LMC § 15.18.010.A.15 (Alleys) that would grant relief from 
City of Laramie standards for the required paving of alleyways in association with new 
development.
LOCATION:  417 Fremont Street
APPLICANT:  Jensen LaPlante Development
OWNER: 417 Fremont Partners, LLC
ZONING:  B2/ ROB Overlay (Business/ Residential Overlay for Business)
PURPOSE:  Variance from LMC § 15.18.010.A.15 (Alleys) that would grant relief from 
City of Laramie standards for the required paving of alleyways in association with new 
development.
PREPARED BY:  Eric Conner, Associate Planner

VAR-16-10 Staff Report.pdf

Adjourn
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CITY OF LARAMIE, WYOMING 

LARAMIE PLANNING COMMISSION 
JANUARY 9, 2017 
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1. CALL TO ORDER 
 
Meeting convened at 4:30 PM 
 
Members present: Kathe Carlton, Jim McGrath, Ben McKay, Justin Piccorelli, Randy Vickers, and Kaye 
Willis (Chair). 
Members absent:  Brandon Reynolds 

 Council Liaison: Vicki Henry (absent) 
Staff Present: Derek Teini, Paula Wilson-Cazier, and Nancy Bartholomew. 
 

2. Elections 
 
2.A. Election Of Officers – Chair (President) 
 
Nominations were: Willis by McGrath. 
 
Votes show Kaye Willis was elected Chair (President). 

 
2.B. Election Of Officers – Vice-Chair (Vice President) 
 
Nominations were: Vickers by Willis. 
 
Votes show Vickers was elected Vice-Chair (Vice-President). 
 

3. APPROVAL OF AGENDA AND MINUTES 
3.A.  Changes and Approval of Agenda 
Agenda was approved as written.  
 
3.B.  Planning Commission Meeting Minutes  

3.B.i. December 12, 2016 Planning Commission Minutes 
 
MOTION BY MCKAY, seconded by Carlton, to approve the Minutes as written. 
 
MOTION CARRIED by voice vote. 
 

4. CITIZEN COMMENTS - Non-Agenda Related Topics – No Action Can Be Taken 
No citizen comments. 
 

5. PLANNING COMMISSION AND STAFF REPORTS AND COMMENTS 
Teini- City Council liaison is now Vicki Henry. 

 Teini- FYI coming next meeting with EAC Prohibited Use List. 
 McGrath- asked about use of windmill in Turner Tract area. 
 McGrath & Piccorelli- talked about reducing the traffic flow over CAPP. 
 Teini- Urban Systems Advisory Committee (USAC) meeting on February 8, 2017.  
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6. DISCLOSURES - Ex-parte communications; potential conflicts of interest 
No disclosures. 
  

7. Training - Open Meetings And Public Records Acts 
Paula Wilson- Cazier gave presentation. 
 

8. CURRENT PLANNING PROJECTS 
 

8.A. OLD BUSINESS: No items. 
 

8.B. NEW BUSINESS:  
8.B.i. Laramie Planning Commission Rules Of Procedure (By-Laws) 
 

MOTION BY MCKAY, seconded by Vickers, to accept the Laramie Planning Commission 
Rules of Procedure (By-Laws) as adopted on January 9, 2017. 

  
MOTION BY MCGRATH, seconded by Piccorelli, to amend By-Laws by changing the meeting 
time from 4:30 PM to 6:00 PM.  
 
MOTION TO AMEND BY-LAWS FAILED by voice vote. 
 
MOTION CARRIED by voice vote. 

 
8.B.ii. 2017 Planning Division Submittal Schedules 

 
MOTION BY CARLTON, seconded by Vickers, to accept the 2017 Planning Division Submittal 
Schedules. 
 
MOTION CARRIED by voice vote. 

 
9. LONG RANGE PLANNING PROJECTS 

No items. 
 

10. VARIANCES (sitting as Board of Adjustment) 
None.  

 
11. ADJOURN  

 
MOTION BY VICKERS, seconded by McKay, to adjourn the meeting. 
 
MOTION CARRIED by voice vote. 
 
Meeting adjourned at 5:41 PM.    
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VALIDATED: 
 
     
  

Kaye Willis, Planning Commission Chair   Date 
 
 
    

Derek Teini, Planning Manager    Date  



 

 

City of Laramie  
Planning Division 
P.O. Box C 
Laramie, WY  82073 
 

 
Telephone: (307) 721-5207 

Fax: (307) 721-5248 
 

 

 
Date: January 23, 2017 
 
To: Laramie Planning Commission 
 
From: City of Laramie Staff, Planning and Water Resource Administrator 
 
Subject: FYI Item regarding Prohibited Uses List (Casper Aquifer Protection Plan & Laramie 
Municipal Code)  
 
 
City Staff has prepared this FYI memo to inform the Planning Commission and Public about 
the status of the review related to the prohibited uses list in the Casper Aquifer Protection 
Plan and within Laramie Municipal Code. This item is being proposed as an FYI item to 
allow the Planning Commission the opportunity and time to review the documents 
presented. Staff believes that it is important to provide any materials associated with the 
possible amendments to the Planning Commission as soon as possible and prior to the 
Planning Commission considering a Code Text Amendment or Comprehensive Plan 
Amendment.  The Planning Division recommends that if members of the public are present 
at this meeting that they accept public comments, however as an FYI item no action shall be 
taken on this item.   
 
Background 
 
The Casper Aquifer Protection Plan and accompanying ordinance were adopted in June of 
2008 and have been in place since that time, with no changes or revisions made to the plan. 
 
(Casper Aquifer Protection Plan: http://www.cityoflaramie.org/index.aspx?NID=226 )  
(Zoning Ordinance 15.08: http://www.cityoflaramie.org/DocumentCenter/Home/View/2227 ) 
 
Following adoption and up to this point in time, all development has followed the Casper 
Aquifer Protection Plan guidance and regulatory measures include in Laramie Municipal 
Code (LMC) for the Casper Aquifer Protection Overlay Zone. In that time, regulations 
regarding prohibited uses, vulnerable feature setbacks and the Site-Specific Investigation 
process has allowed development to continue, all while protecting the aquifer through the 
prescribed measures outlined by LMC.  More specifically, 58 Site Specific Investigations 
have been completed for a variety of permitted developments located within the Aquifer 
Protection Overlay Zone. Of those permitted uses, and based upon the completion of the 
Site Specific Investigation and peer review, many engineering controls have been required 
of the developments in order to mitigate potential risks identified during the Site Specific 
Investigation process. The engineering controls required for the different projects have 
ranged from more basic measures such as stormwater drainage controls to more 

http://www.cityoflaramie.org/index.aspx?NID=226
http://www.cityoflaramie.org/DocumentCenter/Home/View/2227
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complicated measures such as the installation of an impermeable liner beneath an asphalt 
parking area.  Through the administration of these SSI’s, the question has been raised by 
staff, as well as developers within the community, “Could engineering controls possibly be 
used to allow for uses not permitted at this time?”  
 
In response to this general concept and question, staff contracted with John Wetstein of 
Wester Wetstein and Associates, an Engineering and Hydrogeology consulting firm to 
consider the concept of amending the Prohibited Activities List based upon the general 
concept that engineering controls may allow for some currently prohibited activities within 
the Overlay Zone. Wester Westein and Associates were then given the task of reviewing the 
prohibited use list and framework ordinance in terms of the general concept that engineering 
controls may provide an opportunity for presently prohibited activities to be allowed.  Aside 
from the general framework as to how an activity may be reviewed, no other direction 
regarding each of the prohibited activities were given.  The memo from Wester Wetstein and 
Associates is attached.  
 
Following completion of the review by Wester Wetstein and Associates, City Staff desired to 
hire two other multi-disciplinary consulting firms (Engineering and Geology) to peer review 
the recommendations within the memo related to the prohibited activities list and framework 
regulations completed by Wester Wetstein and Associates.  Unfortunately, at this time, staff 
has only been able to secure one firm to review the work, which is the review completed by 
WWC (attached).  WWC completed their review of both the memo and recommendations by 
Wester Wetstein and Associates and the information provided by staff related to the 
framework regulations. 
 
With the completion of the original review and one peer review, staff set and held a meeting 
with the Environmental Advisory Committee (EAC), a joint City/County committee tasked 
with reviewing and providing recommendations on environmental and technical issues for 
both the City Council and County Commissioners, on January 5, 2016 for this topic.  During 
the meeting, the EAC discussed, asked questions and considered the general concept, as 
well as provided the members of the public in attendance an opportunity to provide 
comments. After public comments and discussion, the EAC unanimously recommended 
against consideration of the concept. Staff recommends that Planning Commission listen to 
the EAC meeting which contains a presentation by John Wetstein of Wester Wetstein and 
Associates, EAC deliberation and public comment.  The EAC meeting audio is available 
online here: http://www.cityoflaramie.org/DocumentCenter/Index/1007 .  
 
 
 
 
 
 
 

http://www.cityoflaramie.org/DocumentCenter/Index/1007
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FYI Materials 
 
Included within this FYI Memo are the following materials: 
 

 Proposed Code Text Amendment Framework – This item was prepared by staff 
to provide the professional consultants a framework to consider when reviewing 
the prohibited uses list.  The framework is not final and has not incorporated any 
of the recommendations from the consultants.  

 Wester Wetstein & Associates Memo 11.28.2016 – This memo was based upon 
a review of the prohibited activities list found within LMC and the Casper Aquifer 
Protection Plan that Wester, Wetstein & Associates provided. In addition, Wester 
Wetstein & Associates reviewed the framework text amendment provided by 
staff. 

 WWC Engineering 12.21.2016 – This memo was based upon a review of the 
prohibited activities list found within LMC and the Casper Aquifer Protection Plan 
and the review completed by Wester Wetstein and Associates memo.  

 Public Comments – Staff has received multiple public comments related to this 
item.  Attached are all the public comments (including a petition) that have been 
submitted to staff up to the date of the writing of this memo (January 16, 2017). 
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TECHNICAL MEMO 
 

PROJECT:  Technical Review of the Prohibited Uses List In The City Of Laramie Casper 
Aquifer Protection Plan 

 
SUBJECT:  Discussion of Modifications to Prohibitive Use List 
 
DATE:   November 28, 2016 
 
TO:   Darren Parkin and Derek Teini 
 
FROM:   John Wetstein 
 
COPY:   Files 
 
 
 
Gentlemen: 
 
The following are my recommendations with respect to modifications to the Unified Development 
Code, Chapter 15.08 and the Casper Aquifer Protection Plan. 
 
15.08.040.A.3.n: I would add a reference that the professional has to be skilled in the design of 
containment systems as well. Recommended change to paragraph “n” to read as follows: 
 
n. “Project Specific Report” is an investigative report prepared by a Wyoming licensed 

professional engineer, geologist, hydrologist or other qualified professional who, be by 
experience and/or training has the required knowledge and experience in the areas of 
groundwater evaluation, geologic formation analysis, contaminant transport, secondary 
containment design, monitoring and maintenance and/or wastewater treatment that prevents 
contamination from spills and leaks that is used to identify impacts to the Casper Aquifer by 
a proposed development that is considered a prohibited activity (15.08.040.A.9 and 
15.08.040.A.10). 

 
15.08.040.A.6.c: I have attached to this memo the list of prohibitive use activities and which ones I 
feel would be eligible for a “Project Specific Report” review. My first criteria in evaluating these uses 
were the size of the operation, both area of land that could be potentially impacted and the volume 
of waste generated and stored and/or volume of process fluid stored. Those uses that require the 
storage of large volumes of waste (or their main purpose is to store large volumes of waste), large 
volumes of process fluids and/or required a large physical land footprint were deemed to be 
ineligible. The main justifications for this were that with the large volume of waste and/or process 
fluids stored, even if leak detection systems were utilized, a leak could result in larger quantities of 
fluids infiltrating the aquifer before remediation efforts could be imposed. Likewise, those uses 
which required large areas of land to be utilized in their operation would make it more difficult to 
both design for, and monitor potential leaks which could infiltrate to the aquifer. With this in mind I 
have recommended an interim step be conducted before requiring that a potential developer 
conduct the “Project Specific Report”. This will be discussed in more detail in my discussion of 
15.08.040.A.9 and 15.08.040.A.3.10. To follow is my reasoning for allowing certain prohibitive uses 

ester
etstein  
ssociates
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in Engineering and Hydrogeology
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to be eligible for the “Project Specific Report” step and possibly implemented in the Casper Aquifer 
Protection Area. 
 
3. Commercial car or truck washes, unless all waste waters from the activity are lawfully 
disposed of through a connection to a Publicly Owned Treatment Works: The wash facility 
could be designed to collect all wash water with a double containment (or triple containment) 
system with a properly maintained leak detection system. A recycled wash water system could be 
imposed to minimize the volume of waste water generated which would generate a reasonable 
volume of waste water that would need to be either stored for later transportation to a Publicly 
Owned Treatment Works (POTW). An onsite treatment system could also be utilized which would 
further decrease the volume of waste that would need to be stored and later transported to a proper 
disposal facility. Proper design components could be implemented to prevent leakage during the 
waste transportation process. 
 
5. Non-perchloroethylene Commercial and home occupation clothes or cloth cleaning 
service which involves the use, storage, or disposal of hazardous materials, including 
without limitation, dry-cleaning solvents. Dry cleaning facilities could be required to maintain all 
stored materials in above ground, easily viewable systems/areas. This would allow easy inspection 
by the City for compliance with the protection of the Aquifer. During the review process the size of 
the proposed facility could be used to justify the acceptance of that use so that there will be a 
limited volume of stored material, the storage can be maintained in a visible area for early leak 
detection (still require dual containment with leak detection). The small volume of waste could then 
be stored until it could be transferred to a proper waste treatment facility. The City could also 
impose that only non-perchloroethylene (or "PERC") systems are used such as the carbon dioxide 
technology. 
 
6. Commercial and home occupation generation of electrical power by means of fossil fuels 
except generation by means of natural gas or propane. This would have to be on a small scale 
such as for backup generation otherwise the volume of diesel required would make it ineligible per 
opening comments on this subject. Also, the City already has set a precedent with the backup 
generators at Wister Drive Pump Station and Imperial Heights Pump Station. It could be required 
that all fuel storage be above ground with multiple containment safe guards. This would allow for 
visual monitoring of any containment degradation.  
 

7.  Commercial and home occupation production or fabrication of metal products, electronic 
boards, electrical components, or other electrical equipment involving the use, storage or 
disposal of any hazardous material or involving metal plating, metal cleaning or degreasing 
of parts or equipment with industrial solvents, or etching operations. This would need to be 
size determined to control the potential volume of material that would need to be stored. Could 
require that only closed loop, zero discharge systems be utilized where the waste product 
(precipitated metals and soluble salts, etc.) are stored until disposed of at an appropriate treatment 
facility. Installation of activated carbon systems can achieve up to 90% capture and recycle of 
organic solvents used in the system. All work areas would need to be over an impermeable surface 
with proper secondary containment design where the waste is collected and stored for proper 
treatment and/or disposal. 
 

8a. Commercial and home occupation on-site storage of oil and other materials for the 
purpose of retail oil and lube shop uses. This use again, would need to be evaluated on the size 
of the proposed facility to allow for the above ground containment and visibility of the stored material 
– both new product and waste product. All work areas would need to be over an impermeable 
surface with proper secondary containment design where the waste is collected and stored for 
proper treatment and/or disposal. 
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9. Commercial and home occupation embalming or crematory services which involve the 
use, storage or disposal of hazardous material, unless all waste waters from the activity are 
lawfully disposed of through a connection to a Publicly Owned Treatment Works or 
centralized wastewater treatment system. Could restrict funeral home to a "Green Burial" facility 
that uses eco-friendly alternative embalming fluids to that of formaldehyde or contain all fluids for 
later transfer to POTW. System could be plumbed so that only the toilet plumbing is routed to a 
POTW and all other plumbing (sinks, floor drains etc.) are captured in a containment system with 
leak detection for later transfer to an appropriate treatment facility. All work areas would need to be 
over an impermeable surface with proper secondary containment design where the waste is 
collected and stored for proper treatment and/or disposal. 
 

10.  Commercial and home occupation furniture stripping operations which involve the use, 
storage or disposal of hazardous materials. This use again, would need to be evaluated on the 
size of the proposed facility to allow for the above ground containment and visibility of the stored 
material – both new product and waste product. The facility could be plumbed so that all waste 
except sanitary waste is discharged to holding tanks with leak detection for later transfer to a proper 
disposal facility. All work areas would need to be over an impermeable surface with proper 
secondary containment design where the waste is collected and stored for proper treatment and/or 
disposal. 
 

11.  Commercial and home occupation furniture finishing operations which involve the use, 
storage or disposal of hazardous materials. This use again, would need to be evaluated on the 
size of the proposed facility to allow for the above ground containment and visibility of the stored 
material – both new product and waste product. The facility could be plumbed so that all waste 
except sanitary waste is discharged to holding tanks with leak detection for later transfer to a proper 
disposal facility. All work areas would need to be over an impermeable surface with proper 
secondary containment design where the waste is collected and stored for proper treatment and/or 
disposal. 
 

13.  Commercial and home occupation clothes or cloth cleaning service for any industrial 
activity that involves the cleaning of clothes or cloth contaminated by hazardous material, 
unless all waste waters from the activity are lawfully disposed of through a connection to a 
Publicly Owned Treatment Works or centralized wastewater treatment system. This use again, 
would need to be evaluated on the size of the proposed facility to allow for the above ground 
containment and visibility of the stored material – both new product and waste product. The City 
could require that the system incorporate a water treatment/recycling system to cut down on the 
volume of waste produced that will need to be stored to later be transferred to an appropriate 
treatment facility. All work areas would need to be over an impermeable surface with proper 
secondary containment design where the waste is collected and stored for proper treatment and/or 
disposal. 
 

14.  Commercial and home occupation of any biological or chemical testing, analysis or 
research which involves the use, storage or disposal of hazardous material. This use again, 
would need to be evaluated on the size of the proposed facility. The system could be plumbed so 
that only the toilet plumbing is routed to the POTW and all other plumbing (sinks, floor drains etc.) 
are captured in a containment system with leak detection for later transfer to an appropriate 
treatment facility. All work areas would need to be over an impermeable surface with proper 
secondary containment design where the waste is collected and stored for proper treatment and/or 
disposal. 
 

17.  Commercial and home occupation photographic finishing which involves the use, 
storage, or  disposal of hazardous materials. This use again, would need to be evaluated on the 
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size of the proposed facility to allow for the above ground containment and visibility of the stored 
material – both new product and waste product. The facility could be plumbed so that all waste 
except sanitary waste is discharged to holding tanks with leak detection for later transfer to a proper 
disposal facility. All work areas would need to be over an impermeable surface with proper 
secondary containment design where the waste is collected and stored for proper treatment and/or 
disposal.The system could also be required to incorporate some means of recovery and re-use 
treatment to minimize the waste volume. For example: use of silver-free films. 
 

18.  Commercial and home occupation printing, plate making, lithography, photoengraving or 
gravure, which involves the use, storage or disposal of hazardous materials. This use again, 
would need to be evaluated on the size of the proposed facility to allow for the above ground 
containment and visibility of the stored material – both new product and waste product. The facility 
could be plumbed so that all waste except sanitary waste is discharged to holding tanks with leak 
detection for later transfer to a proper disposal facility. All work areas would need to be over an 
impermeable surface with proper secondary containment design where the waste is collected and 
stored for proper treatment and/or disposal.The system could also be required to incorporate some 
means of recovery and re-use treatment to minimize the waste volume. The City could also require 
alternative use of hazardous material in the facility for example UV-light  or  electron-beam  curable  
inks,  vegetable-based  inks  (including  soy  oil-based  inks)  or  aqueous-based  inks.  In 
lithographic printing, the less volatile glycol ethers can substitute isopropyl alcohol (IPA) in fountain 
solution.    
 

22. Storage of pavement de-icing chemicals unless storage takes place within a weather-tight 
waterproof structure. The verbiage in the Code already addresses the design steps required to 
allow this type of use in the CAPA. 
 
24.  Commercial and home occupation finishing or etching of stone, clay, concrete or glass 
products or painting of clay products which involves the use, storage, or disposal of 
hazardous materials. This use again, would need to be evaluated on the size of the proposed 
facility to allow for the above ground containment and visibility of the stored material – both new 
product and waste product. The facility could be plumbed so that all waste except sanitary waste is 
discharged to holding tanks with leak detection for later transfer to a proper disposal facility. All work 
areas would need to be over an impermeable surface with proper secondary containment design 
where the waste is collected and stored for proper treatment and/or disposal. 
 
25.  Commercial and home occupation dying, coating or printing of textiles, or tanning or 
finishing of leather, which involves the use, storage, or disposal of hazardous materials. 
This use again, would need to be evaluated on the size of the proposed facility to allow for the 
above ground containment and visibility of the stored material – both new product and waste 
product. The facility could be plumbed so that all waste except sanitary waste is discharged to 
holding tanks with leak detection for later transfer to a proper disposal facility. All work areas would 
need to be over an impermeable surface with proper secondary containment design where the 
waste is collected and stored for proper treatment and/or disposal. 
 
26.  Commercial and home occupations involving the repair or maintenance of automotive or 
marine vehicles or internal combustion engines of vehicles, involving the use, storage or 
disposal of hazardous materials, including solvents, lubricants, paints, brake or transmission 
fluids or the generation of hazardous wastes. This use again, would need to be evaluated on the 
size of the proposed facility to allow for the above ground containment and visibility of the stored 
material – both new product and waste product. The facility could be plumbed so that all waste 
except sanitary waste is discharged to holding tanks with leak detection for later transfer to a proper 
disposal facility. All vehicles/items to be worked on would be required to be stored on an 
impermeable surface with dual containment and leak capture facilities that will either treat or contain 
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the waste for proper disposal at an appropriate facility. All work areas would need to be over an 
impermeable surface with proper secondary containment design where the waste is collected and 
stored for proper treatment and/or disposal. 
 
28.  Commercial and home occupation production or treatment of wood, veneer, plywood, or 
reconstituted wood, which involves the use, storage or disposal of any hazardous material. 
This use again, would need to be evaluated on the size of the proposed facility to allow for the 
above ground containment and visibility of the stored material – both new product and waste 
product. The facility could be plumbed so that all waste except sanitary waste is discharged to 
holding tanks with leak detection for later transfer to a proper disposal facility. All work areas would 
need to be over an impermeable surface with proper secondary containment design where the 
waste is collected and stored for proper treatment and/or disposal. 
 
 
15.08.040.A.9.a and  15.08.040.A.9.b:  Project Specific Report for Eligible Prohibited Uses: Prior to 
making the developer provide the detailed “Project Specific Report” you might consider it a 
requirement to hold preliminary meeting with the developer and his/her consulting group to discuss 
the project. Items that I would suggest to be covered in this meeting would be: 
 

1. Size of operation – foot print of facility (square feet) 
2. Description of proposed facility 

a. Description of the daily operation of the facility 
3. Description of waste produced 
4. Volume of waste produced 
5. Proposed containment and treatment of waste produced (general description not a 

detailed design description) 
6. Maintenance routine and inspections by City personnel and/or a third party to insure 

that the storage, treatment and process controls required are being properly carried 
out and maintained. 

7. Level of design required to show how the aquifer will be protected. 
 

This information would allow the City to determine the size of the facility and volume of the waste in 
order to make an early decision as to whether it is eligible or not before the developer spends a lot 
of money developing his project specific report. 
 
15.08.040.A.9.b.ii and 15.08.040.A.9.b.iii: The language in 15.08.040.A.9.b.ii and15.08.040.A.9.b.iii 
is adequate to address the requirement that the Project Specific Report for Eligible Prohibited Uses 
must address the engineering controls and their adequacy with respect to the identified vulnerable 
features and if the setback distances cannot be honored that a variance request process would be 
required. I feel that honoring the setback distances should be a requirement. This adds one more 
layer of protection into the design, and if a variance is requested it provides the City with an avenue 
to receive and to discuss, in more detail, the design, process and maintenance of the developer’s 
proposed design and how it will protect the aquifer if a variance is requested to the setback 
mandate. 
 
General comment on the Project Specific Report for Eligible Prohibited Uses process: The list of 
requirements in 15.08.040.A.9.a and 15.08.040.A.9.b spell out clearly the requirements necessary 
for the potential approval of a “Prohibited Use”. From an engineering perspective, the ultimate 
question is going to be to what detail of design is the City going to require prior to rendering their 
decision with respect to allowing or deny the developer’s request to build in the aquifer protected 
area. This last comment applies more specifically to 15.08.040.A.9.a.v (accounting of contaminant 
areas) and 15.08.040.A.9.a.xi (best management practice explanation). The developer will desire to 
minimize his cost by performing a limited amount of the detailed design until approval from the City 
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has been granted. On the other hand, as a third party doing a peer review of the Project Specific 
Report, I would like a thorough design report describing and showing details of the proposed 
containment/treatment/storage design. During the preliminary meeting with the developer and 
his/her consulting firm, the City should be very clear in the level of design they will require to be 
presented in the Project Specific Report. This will aid the developer’s consultant in preparing a cost 
estimate for the developer to perform this work and will provide some guidance to the peer reviewing 
company as to the level of design that they will be reviewing. The Project Specific Report should 
contain a schematic of the proposed system which identifies the function of each 
manufacturing/process step and as a requirement of 15.08.040.A.9.a.v should provide generalized 
design details that would accurately reflect the design measures at each of these 
manufacturing/process steps that will be taken to protect the aquifer. 
 
As described in the draft amendments to the Unified Development Code, Chapter 15.08 presented 
in our initial meeting by Mr. Teini, I feel that there is adequate information presented for me as an 
engineer to both prepare and present a Project Specific Report to the City of Laramie or perform a 
review of said report under the peer review process. I believe it will take at least a couple of these 
reports to be prepared before the level of design required by the City can be accurately reflected to 
future developers and their consultants. Overall, I think that this prohibited use process will work 
which will allow for potential development in the City of Laramie while still protecting the aquifer. 
With respect to Mr. Teini’s comment about regulating the size/volume of the proposed development, 
I feel this should be determined on a case by case basis during the professional review process. 
Several factors will go into the decision to allow the proposed prohibited activity to be approved: first 
will be the type of waste generated (a dilute waste product or a concentrated waste product) and 
second will be the method and frequency of handling the waste product to remove it from the site 
(higher frequency of product removal will increase chances of accident with vehicle traffic on the 
aquifer with the potential to create a leak and contaminate the aquifer). The discussion to try to 
minimize the waste product should lead the developer in the direction to provide onsite treatment or 
re-use systems to minimize the production of their waste product. Critical in the review process will 
be the interaction with the City wastewater department. The ability of the wastewater treatment plant 
to accept and treat the hazard waste generated will need to be determined. This will dictate whether 
the waste product can be delivered into the City of Laramie’s wastewater collection/treatment 
system or if it needs to be stored on site for later transfer to an appropriate treatment facility. If the 
waste is allowed to be transferred to the City of Laramie’s wastewater treatment plant, provisions to 
protect the aquifer will still need to be addressed in the design of the wastewater collection piping 
(i.e. encasement of sewer pipe within another pipe with a leak detection system). 
 
From an engineering perspective, I do not feel that the containment/treatment design is going to be 
the most critical component in maintaining the safety of the aquifer if prohibited use development is 
allowed in the aquifer protection area. The most critical component in my mind is the day to day 
observance of the safety measures outlined in the original approved Project Specific Report by the 
employees of the prohibited use development. Also, the inspection of the facility by the City and/or a 
third party reviewer with respect to the adherence to the safety and containment measures outlined 
in the Project Specific Report will need to be conducted to insure that the containment/treatment 
systems are being properly maintained and utilized. Would the City have the authority as the code is 
written now to require a company to shut down their operation if they are not adhering to the 
requirements spelled out in the Project Specific Report?  
 
 



Prohibited Activity Examples of Prohibited Activities Project Specific Report Eligibility Comment

The following activities are prohibited in the APO zone:
The following are examples of businesses or activities which may conduct the prohibited 

activity.

1. Activities involving any equipment for the storage or transmission of any hazardous material 

to the extent that it is not pre-empted by federal law.
Petroleum pipelines or gasoline stations.

Not Eligible

Volume of material stored/conveyed - Significant 

volume of material could be released into aquifer 

before confirmation of leak realized

2. The discharge to groundwater of any waste product. Any business or facility.

Not Eligible

Goes against whole principal of Aquifer Protection Plan - 

plus given the commingling of the Satanka and Casper 

Aquifers, even a release to the Satanka could potentially 

impact the Casper

3. Commercial car or truck washes, unless all waste waters from the activity are lawfully 

disposed of through a connection to a Publicly Owned Treatment Works or centralized 

wastewater treatment system.

Car or truck washes, detail shops or car dealership.

Eligible

Could design system to collect and store wastewater to 

be disposed of at a the allowed POTW

4. Commercial and home occupation production or refining of chemicals, including without

limitation, hazardous materials or asphalt.
Chemical, petroleum, asphalt or pesticide manufacturer.

Not Eligible

Volume of material stored/produced - Significant 

volume of material could be released into aquifer 

before confirmation of leak realized

5. Commercial and home occupation clothes or cloth cleaning service which involves the use, 

storage, or disposal of hazardous materials, including without limitation, dry-cleaning solvents.
Dry cleaner.

Eligible

Limited stored material, storage in visible area for early 

leak detection, could specify only non-perc treatment 

process

6. Commercial and home occupation generation of electrical power by means of fossil fuels 

except generation by means of natural gas or propane.
Fossil-fueled electric power producer.

Eligible

This is currently allowed at both the Wister Drive and 

Imperial Heights Pump Stations with their diesel backup 

generators. Could specify maximum size of storage and 

provide design for leak detection etc.

7.  Commercial and home occupation production or fabrication of metal products, electronic 

boards, electrical components, or other electrical equipment involving the use, storage or 

disposal of any hazardous material or involving metal plating, metal cleaning or degreasing of 

parts or equipment with industrial solvents, or etching operations.

Metal foundry, metal finisher, metal machinist metal fabricator, metal plating, electronic circuit 

board, electrical components or other electrical equipment manufacturer.

Eligible

Utilize closed-loop and zero discharge methodology, 

contain waste residual from system in closed leak 

detection system containers for ultimate disposal

8. Commercial and home occupation on-site storage of oil, petroleum or gasoline for the 

purpose of wholesale or retail sale.
Bulk plant, and gasoline station 

Not Eligible

Due to volume stored and in most cases, below ground 

storage, make these ineligible.  

8a. Commercial and home occupation on-site storage of oil and other materials for the purpose 

of retail oil and lube shop uses
Oil and lube shop.

Eligible

Could be eligible due to limited storage of material, type 

of storage (above ground and self contained) plus with 

Grease Monkey, already have this type of development 

in the CAPP

9. Commercial and home occupation embalming or crematory services which involve the use, 

storage or disposal of hazardous material, unless all waste waters from the activity are lawfully 

disposed of through a connection to a Publicly Owned Treatment Works or centralized 

wastewater treatment system.

Funeral home or crematory.

Eligible

Could restrict funeral home to a "Green Burial" facility 

that uses eco-friendly alternative embalming fluids to 

that of formaldehyde or contain all fluids for later 

transfer to POTW

10.  Commercial and home occupation furniture stripping operations which involve the use, 

storage or disposal of hazardous materials.
Furniture stripper.

Eligible

Could be reviewed based on size of operations (i.e. 

volume of chemicals stored and waste produced). All 

waste except sanitary waste discharged to tanks with 

leak detection for later transfer to proper disposal 

facility

11.  Commercial and home occupation furniture finishing operations which involve the use, 

storage or disposal of hazardous materials.
Furniture repair.

Eligible

Could be reviewed based on size of operations (i.e. 

volume of chemicals stored and waste produced). All 

waste except sanitary waste discharged to tanks with 

leak detection for later transfer to proper disposal 

facility

12. Storage, treatment, or disposal of hazardous waste. Hazardous waste treatment, storage or disposal facility.

Not Eligible No comment necessary



13.  Commercial and home occupation clothes or cloth cleaning service for any industrial 

activity that involves the cleaning of clothes or cloth contaminated by hazardous material, 

unless all waste waters from the activity are lawfully disposed of through a connection to a 

Publicly Owned Treatment Works or centralized wastewater treatment system.

Industrial laundry.

Eligible

Full collection of wastewater and proper discharge to 

POTW

14.  Commercial and home occupation of any biological or chemical testing, analysis or 

research which involves the use, storage or disposal of hazardous material.
Laboratory: biological, chemical, clinical, educational, product testing or research.

Eligible

Size driven, would want to collect all waste in a non-

discharging system to be later transported to a proper 

disposal facility

15.  Commercial and home occupation pest control businesses which involve storage, mixing 

or loading of pesticides or other hazardous materials.
Lawn care or pest control business.

Not Eligible

Could potentially design for proper containment, but 

human activity would be more susceptible to error and 

potential detrimental spill

16. Commercial and home occupation salvage operations of metal or vehicle parts. Metal salvage yards, vehicle parts, salvage yards or junk yards.

Not Eligible Too difficult to contain site

17.  Commercial and home occupation photographic finishing which involves the use, storage, 

or  disposal of hazardous materials.
Photographic finishing laboratory.

Eligible

Size driven, would want to collect all waste in a non-

discharging system to be later transported to a proper 

disposal facility

18.  Commercial and home occupation printing, plate making, lithography, photoengraving or 

gravure, which involves the use, storage or disposal of hazardous materials.
Printer or publisher.

Eligible

Size driven, would want to collect all waste in a non-

discharging system to be later transported to a proper 

disposal facility

19.  Commercial and home occupation pulp production, which involves the use, storage or 

disposal of any hazardous materials.
Pulp, paper or cardboard manufacturer.

Non Eligible Footprint of Operation - Volume of material involved

20. Accumulation or storage of waste oil, anti- freeze or spent lead-acid batteries. Recycling facility which accepts waste oil, spent anti- freeze or spent lead-acid batteries.

Not Eligible

Volume of material, non-professional handling of 

material, i.e. public dropping off product

21.  Commercial and home occupation production or processing of rubber, resin cements, 

elastomers or plastic, which involves the use, storage or disposal of hazardous materials.
Rubber, plastic, fabric coating, elastomer or resin cement manufacturer.

Not Eligible Wastewater volume

22. Storage of pavement de-icing chemicals unless storage takes place within a weather-tight 

waterproof structure.
Salt or de-icing storage facilities.

Eligible

Language in municipal code already allows for this type 

of operation if properly designed and managed

23. Commercial and home occupation accumulation, storage, handling, recycling, disposal,         

reduction, processing, burning, transfer or composting of solid waste.

Solid waste facility or intermediate processing center. Landfill or dumps on residential or 

commercial property (such as cars, appliances, lawn mowers).

Not Eligible

Footpring of operation and ability to properly control all 

potential contaminant sources - non-professional 

handling (i.e. public dropping off product)

24.  Commercial and home occupation finishing or etching of stone, clay, concrete or glass 

products or painting of clay products which involves the use, storage, or disposal of hazardous 

materials.

Stone, clay or glass products manufacturer.

Eligible

Size driven, would want to collect all waste in a non-

discharging system to be later transported to a proper 

disposal facility

25.  Commercial and home occupation dying, coating or printing of textiles, or tanning or 

finishing of leather, which involves the use, storage, or disposal of hazardous materials.
Textile mill, tannery.

Eligible

Size driven, would want to collect all waste in a non-

discharging system to be later transported to a proper 

disposal facility

26.  Commercial and home occupations involving the repair or maintenance of automotive or 

marine vehicles or internal combustion engines of vehicles, involving the use, storage or 

disposal of hazardous materials, including solvents, lubricants, paints, brake or transmission 

fluids or the generation of hazardous wastes.

Vehicle service facilities which may include: new or used car dealership, automobile body 

repair or paint shop, aircraft repair shop, automobile radiator, or transmission repair; small-

engine repair; boat dealer; recreational vehicle dealer; motorcycle dealer; truck dealer; truck 

stop; diesel service station; automotive service station, municipal garage, employee fleet 

maintenance garage or construction equipment repair or rental.
Eligible

Size driven, would want to collect all waste in a non-

discharging system to be later transported to a proper 

disposal facility

27. Commercial and home occupation of on-site storage of hazardous materials for the purpose

of wholesale or retail sale.

Wholesale trade, storage or warehousing of hazardous substances, hazardous wastes, 

pesticides, oil or petroleum.

Not Eligible Volume of material stored



28.  Commercial and home occupation production or treatment of wood, veneer, plywood, or 

reconstituted wood, which involves the use, storage or disposal of any hazardous material.
Manufacturer of wood veneer, plywood or reconstituted wood products.

Eligible

Full collection of wastewater and proper discharge to 

POTW

29.  All Underground Injection Control (UIC) wells except Class V subclasses 5B2, 5B3, 5B4, 

5B5, 5B6, 5B7, 5E3, 5E4, and 5E5 and Class V subclasses 5A1 and 5A2 , if 5A1 and 5A2 

facilities do not use any additives, as defined in WDEQ Chapter 16.

Underground injection control facilities.

Not Eligible Except those already allowed in code language

30. Water wells which are not capped. Water wells which are not cased at least to the top of 

the production zone with the annular space sealed from the top of the production zone to the 

surface, or in accordance with the state engineer’s requirements or recommendations, 

whichever is stricter.

Residential, commercial, or agricultural uses.

Not Eligible State standards already address this

31. Application of pesticides and herbicides which do not become non-hazardous within 48 

hours of application or which are not applied according to the manufacturer’s instructions.
Residential, commercial or agricultural uses.

Not Eligible Already addressed in code language

32. Application of fertilizer at greater than the agronomic uptake rate of the vegetation 

fertilized.
Residential, commercial or agricultural uses.

Not Eligible Already addressed in code language

33.  Commercial and home occupation quarrying and sand and gravel mining unless the 

operations are conducted pursuant to valid permits issued by the Wyoming Department of 

Environmental Quality, Bureau of Land Management or other federal or state regulatory 

agency.
Not Eligible Already addressed in code language

34. Above ground storage of any hazardous material, including oil and petroleum, unless 

enclosed in secondary containment as described in Section 15.08.040.A.12.d of this ordinance.
Agricultural gasoline storage.

Not Eligible Already addressed in code language

35. Installation and use of on-site wastewater treatment systems or septic-systems. Residential lots with septic systems or on-site wastewater treatment systems.

Not Eligible

Septic Systems and On-Site wastewater treatment 

systems are not allowed within the City - developments 

are required to install infrastructure to connect to 

existing central wastewater system

36.  Commercial and home occupation animal feeding operations where a) animals have been, 

are, or will be stabled or confined and fed or maintained for a total of 45 days or more in any 

12-month period, and b) crops, vegetation, forage growth, or post-harvest residues are not 

sustained in the normal growing season over any portion of the lot or facility.

Feedlot, concentrated animal feeding operation, stockyards or boarding stable.

Not Eligible

Size of operation, difficult to design for non-release of 

contaminants

37. Commercial and home occupation golf courses or intensely managed turf. Golf course or driving range.

Not Eligible

Difficult to monitor application and large scale could 

impact aquifer prior to determining non-proper 

application

38.  Commercial and home occupation cemeteries. Commercial cemeteries of all types.

Not Eligible

Difficult to monitor impact soon enough, can specify 

non-embalming only but still have other potential 

contaminants (pharmaceuticals etc.)













Chris Anderson-Sprecher, 4512 Mockingbird Lane, Laramie, Jan. 4, 2015 

Dear EAC Committee Members, 

I am deeply concerned about potential changes to the city Aquifer Protection Plan as proposed by City 

Planning and Wester and Wetstein and Associates (WW2).   I live in Laramie Plain Subdivision.   Our home is a few 

blocks from where Spradley Barr wants to put a new car dealership.  Most of this land is one of, or within 100 feet 

of one of the most vulnerable areas of the aquifer protection plan.   I am concerned about my water quality as well 

as the water quality of Laramie.    

The proposed plan is problematic.   Some of the main problems I see are: 

1.  Lack of city funding and people power to assess plans and monitor safeguards (according to Derek Teini). 

2.  Lack of expertise by city staff to adequately assess plans.   It seems the city wants to rely on engineering 

consultants for expertise and yet the engineering consultants say that they need more guidance from the 

city about what’s safe and what isn’t  (WWC’s peer review).   According to Derek, it is not the city 

planner’s responsibility to assess risk.  And yet it appears that the engineering consultants don’t want the 

responsibility either.  And what if the pro-business or water conservation bias of the different committees 

involved with decisions (city board of adjustment) changes over time?  

3. WW2 says that (in addition to careful monitoring by the city) the main problem will be daily conscientious 

following of safety measures by the business.  I talked with a long-time service manager of a car repair 

shop in Boulder.  He said that wherever car-related businesses can get away with doing less in terms of 

routine safety, they will.   It seems clear to me that the Spradley Barr corporate office is not very 

concerned with Laramie’s water safety, since they are pushing to get the whole city aquifer protection 

code changed to allow them to build on one of the most vulnerable areas of the aquifer.    Their past and 

current behavior casts doubt on their conscientiousness in maintaining safety precautions. 

4. WW2’s report says that land size and volume of hazardous waste factored in to their decision about 

whether to provisionally allow businesses that were formerly prohibited and yet car dealerships are 

“eligible” uses.   And yet, car dealerships cover a large area.   They use large quantities of hazardous 

materials.  Most car dealerships have aboveground or underground storage tanks which contain 

thousands of gallons of gasoline.   Repair shops have 20 gallon tanks of solvent.  And detail shops use 

highly toxic chemicals.     

Apart from these problems, my basic question is, why take any risks, especially such large ones?  In a 

Boomerang article yesterday, Jan. 3, Janine Jordan is quoted as saying that there is “apparent significant market 

demand for automotive use along Grand Avenue.”   I have heard of only Spradley Barr’s interest.  If there is such 

market pressure, why haven’t we heard about it?   For Spradley Barr’s relocation there are other good options—

land across from Adventure Dodge, just south of Petrol.  This land is for sale, would take far less work to get 

approved for a car dealership, and from what I’ve heard, Adventure Dodge would welcome another car dealership.   

As a side note: while Spradley Barr, in 2014, was arguing that the only place they could put a new car dealership 

was near the high school, Adventure Dodge was quietly putting in a new car dealership in a place that was both 

good for business and good for water quality.    

Even if there are more car related businesses than Spradley Barr wanting to develop on East Grand, do the people 

of Laramie and the surrounding area want this added risk to our water quality?   I don’t! There are plenty of 

businesses that are currently allowed to develop on east Grand.    Why change aquifer rules to allow for ones that 

work with hazardous materials?    
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Derek Teini

From: Derek Teini
Sent: Thursday, December 22, 2016 11:22 AM
To: danelson@wyoming.com
Cc: Derek Teini
Subject: RE: development procedures

Mr. Nelson, 

 

Thank you for your email.  

 

First, I noticed a question in your letter that was not included in your series of questions you had at the bottom of your 

email that I wanted to address.  The question was in regards to the “No public comments”.  From what I can tell, I 

believe you are looking at minutes from meetings.  This recordation is simply a note that an opportunity for general 

public comment was given at the meeting, but “No public comments” were given (no one got up and spoke or had 

comments). I do not believe this is due to a difficulty in understanding the process or if a public comment can be given. It 

is extremely clear when we open for public comment and even go far as letting people know that they will be given 

another opportunity to speak on agenda related items as well. 

 

Now on to your other questions, which I have provided a response to each of your questions (My answers in Blue). 

1. Procedures Related to Code Text and Comprehensive Plan Amendments. I first read over the procedures described 
under 15.06.060 A and X of the UDC. Then, I noticed the application forms on-line. These have a date of October 2016, so 
I assume they are up-to-date. I am trying to correlate these together with the information on Table 15.06-1, Summary of 
Review Procedures, and the overall procedures described in UDC 15.06.030. 

Yes, each of these applications are up-to-date. The table, 15.06-1 is a summarization of all the sections of text in 15.06.060 

and provides the user of our code a quick reference as to which bodies provide a Recommendation (R) or makes a Decision 

(D).  This table also shows who an Appeal goes to (A).   

1a. The On-Line forms make reference to a Project Review Committee (PRC). Who are the current members of this 
committee, and can it be addressed by the public?  

The Project Review Committee Meeting is an internal (non-public) meeting for staff to go over comments provided to the 

applicant, their engineer or whomever else is part of the project.  Staff members who provide comments are made 

available in person at this meeting to the applicant to address specific concerns or talk through how to address a 

comment.  Although the meeting itself is not public, thus no public can address the committee; the materials reviewed, 

comments we provide to the applicant are public. Also, anytime outside this meeting and at any time during the process 

a member of the public can contact staff, set up meetings, etc. to discuss any application that has been submitted to the 

City.  

1b. How can one know to which City Departments the above committee routes an application? 

Each application is sent to varying departments, depending upon the application, topic, etc.  Regardless of the application, 

we can provide any member of the public a list of which City Departments, State Agencies or anyone else that might 

review the application. Who provides comments is also apparent from our comments sheet due to the fact we break out 

comments by the group who comments.  

1c. Is the PRC Meeting referred to open to the public and if so when and where is it announced? 

See my response in question 1a. No it is not open to the public, but all materials are.  
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1d. Is an initial application under 15.06.060 A and/or X available as a public document? 

Yes. All application materials are a public document.  

1e. 15.06.030 C. 6. refers to a Preliminary Report. Is that available as a public document? 

Yes. This is more commonly termed “Staff Comments” and all comments are available to the public.  

1f. 15.06.030 C. 13. refers to the availability of the Staff Report, “upon request- - - to any member of the public.” How does 
a member of the public make such a request, and to whom?  

The “Staff Report” is the available to the public and it is the report prepared by staff that is given to the Planning 

Commission and City Council.  The Staff Report is available at the request of anyone by email or it is posted online for 

Planning Commission here: 

http://www.cityoflaramie.org/AgendaCenter/Search/?term=&CIDs=4,&startDate=&endDate=&dateRange=&dateSelect

or= and for City Council here: http://www.cityoflaramie.org/AgendaCenter/City-Council-1 about 1 week before the 

meeting without any specific request.  Also if someone has no computer access, etc. they can always calls us and we can 

make up a copy available for pick-up.  We also have a few copies of the agenda and staff reports available at each meeting 

just in case someone comes to the meeting and forgets to get the information beforehand or for any other reason.   

2. Initiation of Applications. In your letter to of 29 Nov to me you stated that Text and Comprehensive Plan Amendments 
were recommended to Mr. Prehoda “as an option” and later you state that after recommendations from a consultant and 
the EAC “we will formally submit“ the Text and Comprehensive Plan amendments. I assume that “we” means the City of 
Laramie. My question is, is the City taking the initiative for the amendments and SB has been advised to wait until whatever 
changes are made to the existing documents, and then make their application for development, or has SB been advised to 
make the applications first? I don’t understand what “option” SB has been given. 

As we currently are proceeding the City is taking the initiative to bring forward an amendment related to the prohibited 

use list. Prior to SB even coming to the city or being discussed, the concept of reviewing the prohibited use list was being 

considered.  But when SB began the discussion as to what steps would be required, SB was given the opportunity to apply 

on their own and still could if they wanted, however we have not received an application from them, so I will assume they 

are not going to apply on their own.  We provided them no advice on which option to take, however our past Director 

stated he would be moving this forward that it would be their call as to if they wanted to apply on their own and only 

address their issues (car dealership prohibited uses) versus a more comprehensive approach and looking at all items which 

is what the City is doing.  

3. Role of the EAC. Is a positive recommendation from the EAC required? What will be the course of progress if the EAC 
delivers a negative recommendation to either a Code Text Amendment or a Comprehensive Plan (implying the CIty CAPP) 
Amendment, or both? 

EAC is considered a recommending body for each item.  No matter their recommendation this item will be forward to the 

Planning Commission and eventually to City Council.  

A related question relates to the DEQ. If the CAPP is amended, will this require approval from Wyoming DEQ? 

DEQ does not have to approve the Plan or Text Amendment.  

4. Additional Information Sources. UDC 15.06.030.B 1., 2., and elsewhere makes reference to the “City of Laramie Land 
Development Administrative Manual” subsequently referred to as the Administrative Manual available in the offices of the 
community development department. When I asked to see this I was told that it didn’t actually exist as a separate document. 
Is this accurate? Maybe there is a list of what comprises this “Manual”. 

No, there is no physical “Manual”. The code was written to reference a “Manual” which was intended to be a physical 

manual that would include all the applications, schedules, fees and who would make the decisions for any application 
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(Table 15.06-1). Basically, everything intended to be in the “Manual” is found 

here:   http://www.cityoflaramie.org/index.aspx?nid=223 or is in code such as Table 15.06-1. What is in the manual can 

be found in 15.06.030.B.2. 

5. Consultant Review of Prohibited Activities List. Is whatever Contract drawn up for the consultant to review the 
prohibited Activities List available as a public document? If so, I would like to request a copy. I can do this using the City 
form, but if it is considered confidential I don’t want to go through all the form filling just to have it rejected.  

 

Yes they are public documents.  All you need to do is fill the form out and we will get you a copy.  

 

Finally, I hope that all these answers are helpful and if you have more questions I suggest an in person meeting to 

discuss these questions.  Also as we get final applications in for these submittals they will be available for public review 

and if you would like to request those items please fill out the request form you mentioned above. Anything we can do 

to help you understand the process is always our objective.   

 

Derek T. Teini, AICP 
Planning Manager 

City of Laramie, Planning Division 

PO Box C, Laramie, Wyoming 82073 

307.721.5245  FAX  307.721.5248 

www.cityoflaramie.org 

 

 

 

From: David A. Nelson [mailto:danelson@wyoming.com]  

Sent: Monday, December 19, 2016 6:03 PM 

To: Derek Teini <DTeini@cityoflaramie.org> 

Subject: development procedures 

 

SUBJECT: Development Review Procedures 

TO: Mr. Derek Teini, Planning Manager, City of Laramie 

FROM: David A. Nelson 

DATE: 19 December 2016 

Dear Mr. Teini;  

  

Thank you for your prompt and informative reply to my letter of 29 November 2016.  It has raised some additional related 
questions. My primary concern is the ability to which the public is able to be involved in the process of developments within
the City. Reading over numerous reports and minutes of various commissions and committees available on the City web 
site or appearing in the Legal Notices page in the Boomerang, I often see a recording of  “No public comments” or words to 
that effect. I am concerned that this may be more the result of difficulty in understanding and following the overall process 
than a lack of public interest. My general feeling is that by the time public input is called for or required, development issues 
are essentially a fait accompli. I want to be aware of all opportunities for public participation. I definitely agree with the 
statement in your invitation on the on-line application forms page. “Depending upon the type of process or application, each 
may have a different degree of public participation opportunities.” I want to exploit “No matter the process your input is 
always encouraged.” 
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In this regard for the last two weeks or so I have been studying what appear to be the major appropriate codes, ordinances, 
plans, and related regulations. The overall procedures involve the Unified Development Code (UDC), initial adoption July 
1, 2010, the Comprehensive Plan (CP), initial adoption August 21, 2007, and the Casper Aquifer Protection Plan (CAPP), 
latest version June 3, 2008 (Enrolled Ordinance 1527 for the APOZ), but there may be more.  

  

As I am going through these related to the anticipated Spradley-Barr (SB) development, some overall questions have 
emerged that are unresolved. 

  

1. Procedures Related to Code Text and Comprehensive Plan Amendments. I first read over the procedures described 
under 15.06.060 A and X of the UDC. Then, I noticed the application forms on-line. These have a date of October 2016, so 
I assume they are up-to-date. I am trying to correlate these together with the information on Table 15.06-1, Summary of 
Review Procedures, and the overall procedures described in UDC 15.06.030. 

?1a. The On-Line forms make reference to a Project Review Committee (PRC). Who are the current members of this 
committee, and can it be addressed by the public?  

?1b. How can one know to which City Departments the above committee routes an application? 

?1c. Is the PRC Meeting referred to open to the public and if so when and where is it announced? 

?1d. Is an initial application under 15.06.060 A and/or X available as a public document? 

?1e. 15.06.030 C. 6. refers to a Preliminary Report. Is that available as a public document? 

?1f. 15.06.030 C. 13. refers to the availability of the Staff Report, “upon request- - - to any member of the public.” How 
does a member of the public make such a request, and to whom? 

  

2. Initiation of Applications. In your letter to of 29 Nov to me you stated that Text and Comprehensive Plan Amendments 
were recommended to Mr. Prehoda “as an option” and later you state that after recommendations from a consultant and 
the EAC “we will formally submit“ the Text and Comprehensive Plan amendments. I assume that “we” means the City of 
Laramie. My question is, is the City taking the initiative for the amendments and SB has been advised to wait until whatever 
changes are made to the existing documents, and then make their application for development, or has SB been advised to 
make the applications first? I don’t understand what “option” SB has been given. 

  

3. Role of the EAC. Is a positive recommendation from the EAC required? What will be the course of progress if the EAC 
delivers a negative recommendation to either a Code Text Amendment or a Comprehensive Plan (implying the CIty CAPP) 
Amendment, or both? 

A related question relates to the DEQ. If the CAPP is amended, will this require approval from Wyoming DEQ? 

  

4. Additional Information Sources. UDC 15.06.030.B 1., 2., and elsewhere makes reference to the “City of Laramie Land 
Development Administrative Manual” subsequently referred to as the Administrative Manual available in the offices of the 
community development department. When I asked to see this I was told that it didn’t actually exist as a separate document. 
Is this accurate? Maybe there is a list of what comprises this “Manual”. 
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5. Consultant Review of Prohibited Activities List. Is whatever Contract drawn up for the consultant to review the 
prohibited Activities List available as a public document? If so, I would like to request a copy. I can do this using the City 
form, but if it is considered confidential I don’t want to go through all the form filling just to have it rejected.  

  

David A. Nelson 

   

ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE TREATED AS PUBLIC RECORDS AND 

SUBJECT TO PUBLIC DISCLOSURE 

   

ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE TREATED AS PUBLIC RECORDS AND 

SUBJECT TO PUBLIC DISCLOSURE 
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Derek Teini

From: David A. Nelson <danelson@wyoming.com>
Sent: Tuesday, November 29, 2016 12:09 PM
To: Derek Teini
Subject: Status of Spradley-Barr Develpoment Proposal

SUBJECT: Development Procedures 

TO: Mr. Derek Teini,  

FROM: David A. Nelson 

DATE: 29 November 2016 

  

Dear Mr. Teini; 

     I am interested in understanding the procedures required for proposed land development activities in the City of Laramie. 
In particular, the recent activity related to the search for a suitable location for the Spradley Barr (SB) car dealership has 
raised several questions for which I am seeking accurate, up-to-date, and referenced answers. I am addressing these 
inquiries to you as planning manager, but if some other agency is more appropriately addressed I would appreciate knowing 
which one. 

     There are a lot of rumors, information, and possible misinformation circulating about this issue. I will make reference to 
the article in the November 5 Boomerang concerning the November 3 Environmental Advisory Committee (EAC) meeting. 
A problem with any such report is the accuracy of the information presented. I was present at the meeting and made some 
comments about the need for more public awareness of and input into the details of development issues.  

     The article states that “the city is requesting the (EAC) - - - review the proposal.” 

1st. Questions. Did SB actually submit a “proposal”, if so has it been accepted per 15.06.030.C Step 3. 1. of the City of 
Laramie Unified Development Code (UDC) and if so where is this proposal available as public information?  

     The idea that activities related to this development have already been initiated is based on a statement by Mr. Prehoda 
to the EAC that the “City” recommended that SB ask for a “Code modification" (or change, or adjustment) and had given 
certain steps with 20 or 21 day  timelines for SB to carry out. I find 21 day timelines listed in above UDC Chapter reference. 

     The newspaper article then goes on to discuss changing or eliminating the Table of Prohibited Activities in the City 
CAPP. Whether this activity has started or is actually the  same as the “Code Modification” mentioned by Mr. Prehoda is 
apparently on hold based on the postponement of the December 1 EAC meeting. 

     In summary, if the development activity has actually started, I will have some additional questions, but I don’t want to 
continue misinformation. 

     I am a Laramie Resident with a general interest in and support of the aquifer protection concept. I appreciate any accurate 
information you can provide. 
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Derek Teini

From: Bern Hinckley <bhinckley@aol.com>
Sent: Friday, November 18, 2016 9:41 AM
To: Council
Cc: Derek Teini
Subject: Table of Prohibited Uses
Attachments: comments and figures for EAC 11_3_16.pdf

Dear City Councilors: 
 
Winding its way to your desks is a proposal precipitated by Spradley-Barr to revise or eliminate the Table of Prohibited 
Uses in the Casper Aquifer Protection Plan.  Attached is a statement on this subject that I prepared for the Environmental 
Advisory Committee meeting on November 3. 
 
My primary point is that we may have gotten the cart out in front of the horse on this issue.  At present, businesses that 
store and use hazardous materials are categorically excluded from the aquifer recharge area.  This was a policy/planning 
decision made by Council with adoption of the first Casper Aquifer Protection Plan back in 2002.  Until that policy/planning 
direction is changed by Council, with appropriate public input and deliberation, it is premature to be commissioning 
engineering studies of how one might, if one wanted to, best accommodate hazardous materials use on the aquifer.  I say 
this with all due respect for my colleagues in the engineering/geoscience professions, but our detailed examinations of the 
Table of Prohibited Uses miss many of the important points of comprehensive planning. 
 
Thank you for the time and energy you commit to our community, 
 
- Bern Hinckley  

   

ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE TREATED AS PUBLIC RECORDS AND 

SUBJECT TO PUBLIC DISCLOSURE 
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Derek Teini

From: Darren Parkin
Sent: Thursday, November 10, 2016 9:34 AM
To: Environmental Advisory Committee
Subject: FW: model note to EAC
Attachments: 11.03.2016 EAC Agenda.pdf

EAC, 

 

The following Public Comment has been requested to be sent out to you.  These comments are in response to Agenda 

Item 6-D from the November 3, 2016 meeting. 

 

Thank you, 

 

Darren Parkin 

Water Resources Administrator 

City of Laramie - City Manager's Office 

Office:  (307) 721-5213  Fax:  (307) 721-5248 

dparkin@cityoflaramie.org 

 

 

From: Bern Hinckley [mailto:bhinckley@aol.com]  

Sent: Monday, November 7, 2016 9:53 AM 

To: Darren Parkin <dparkin@cityoflaramie.org> 

Subject: model note to EAC 

 
Dear Environmental Advisory Committee: 
 
At your November meeting, you invited comments on “modeling” the aquifer and I suggested one very simple model is 
instructive.  Consider: 
 
The word “model” applies to about any representation of a physical system - from something as simple as estimating the 
driving time to Cheyenne by dividing the distance by 60 and calling that minutes, to an elaborately discretized finite 
element model of 8-layer multi-phase groundwater flow.  Unfortunately, the word “model” has come to carry implications 
of understanding that may be far beyond what is actually known, or even knowable, and there is a tendency to assume 
more complicated models are categorically “better” than simpler ones.   A good aphorism to keep in mind: “all models are 
wrong; some models are useful”. 
 
The simple model I suggest is useful for the broad brush question of aquifer nitrate concentrations goes like this: 
 
1.  The Casper Aquifer recharge area is approximately 3 miles wide in the direction of general groundwater flow (i.e. east-
west).  Thus, any 1 mile (N-S) section provides a recharge area of approximately 3 square miles. 
 
2.  The mean annual precipitation in Laramie is around 12 inches.  Various studies, both local and generic, suggest about 
10% of incident precipitation makes it down to aquifer recharge.  Various studies, and local sampling, indicates the natural 
precipitation/recharge process generates “background” nitrate concentrations up to 2 mg/l.  
 
3.  Wyoming DEQ tells us (Chapter 23) that the average domestic septic system produces into the aquifer approximately 
300 gallons/day of effluent with a nitrate concentration of 40 mg/l.  
 
So let’s just do the math.  At steady-state, i.e. long-term average, our representative volume of the aquifer receives 237 
million liters/yr of recharge, containing 474 million mg of nitrate.  To bring the whole volume up to 10 mg/l nitrate 
concentration, it would take addition of 1,894 million mg/yr 
 
At 16 million mg/yr of nitrates per septic system, that would take 114 systems, i.e. a development density of one system 
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per 17 acres across the 3 square mile representative area. 
 
This simple model can be endlessly elaborated upon with consideration of specific pathways, local variations in infiltration 
rates, “background” conditions, aquifer thickness, etc., etc.  But it is quite robust in terms of the overall mass balance, 
which any and all models are required to strictly honor. 
 
The 10 mg/l target for the above calculation is the EPA maximum drinking water standard for nitrates (applicable to Public 
Water Supplies).  My suggestion of a 20-acre minimum lot size provides a small margin with respect to that 
standard.  Whether land-use regulation based on bringing the whole aquifer up to that level is appropriate is a 
philosophical/political decision, but such decisions should be grounded in objective science to the best of our ability. 
 
I hope this straightforward calculation helps guide your thinking on aquifer management and further aquifer modeling.   If 
you find an error in my logic or calculations, please let me know.  Any and all questions/comments are welcome. 
 
Sincerely,  
 
Bern Hinckley, P.G. 
307-745-0066 (o) 
307-760-5686 (c) 
   

ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE TREATED AS PUBLIC RECORDS AND 

SUBJECT TO PUBLIC DISCLOSURE 

   

ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE TREATED AS PUBLIC RECORDS AND 

SUBJECT TO PUBLIC DISCLOSURE 



Comments for November 3, 2016 EAC Meeting
RE: CAPP “Table of Prohibited Uses” and City Comprehensive Planning

Gentlemen:

These comments are presented in the context of the proposal to modify or replace the table of 
uses prohibited in the Casper Aquifer recharge area found at Laramie Ordinance 15.08.040 Sec.
A, i.e. “Table 15.08.040.A. Prohibited Activities”.  I present these comments regarding
protection of the Casper Aquifer as in interested citizen and beneficiary of the high-quality
groundwater available to our community from this extraordinary aquifer.

I think most folks today would agree that had we known 60 years ago what we know now, the
City Fathers would simply have purchased the entire aquifer recharge area, at grazing-land prices,
and thus secured both valuable aquifer protection and open space adjacent to the city in
perpetuity.  That didn’t happen, and we certainly don’t begrudge our rural neighbors their good-
faith investments in making homes east of town over the intervening years.  

But now we know a lot more about how this aquifer works.  The recharge area has been defined. 
The investment in extracting groundwater from the aquifer, both for rural and municipal use, is
immense, and the direct beneficiaries of maintaining its high quality have grown to nearly 90%
of the population of the entire county.  

Our scientific knowledge of the aquifer is reflected in various reports and analyses, many of
which were summarized in the presentation Mr. Moody and I made to this committee last fall. 
How all this fits into our collective vision for our community is, I think, well reflected in the City
of Laramie Comprehensive Plan.

In the “Community Character” chapter of that plan, we read:

“Residents ... wish to protect the environment within and around the community by avoiding
unnecessary encroachment of the protection area for the Casper Aquifer”.

“Citizens of Laramie are keenly aware of their environment and its value on community
livability. They view ... protection of resources as essential considerations to guide the pattern,
direction, and type of future development.  Among the environmental resources that are highly
valued for protection are the Casper Aquifer and its four well fields”.

“Continuation of current development trends poses a risk to the preservation of the aquifer,
including development within the City”

“without a proactive stance for resource protection there will be a considerable amount of new
development within this highly sensitive area.”

So why are we here now trying to find ways to accommodate more development in the aquifer
protection area?   Sure, with enough engineering we could probably get away with building a 



nuclear waste dump in the middle of Sherman Hills; but why?  This whole proposal goes in
completely the opposite direction of what we’ve said we want for our community.

Attached to these comments are several maps from the Laramie Comprehensive Plan:

1.  Map 7.2 - Urban Growth Areas.  On the map, the Casper Aquifer Protection Area is indicated
by the cross-hatched area along the hillside east side of Laramie.  (This boundary was
subsequently adjusted somewhat as part of the 2008 CAPP update.)  Note how much “urban
growth area” is identified in the north, south, and west parts of Laramie, much of it along major
corridors and in high-visibility areas desirable for commercial enterprises.  There is clearly no
pressing need to provide additional development areas by compromising standards in the small
portion of the aquifer protection area that falls within the City.

2.  Map 7.3 - Development Limitation Areas.  The aquifer area is included in this list, along with
other “limitations”, like “ridgelines” and “slopes”.  

About these “development limitation” areas, the Comprehensive Plan says this: “These are areas
where regulations should limit, and in some cases prohibit, development through applicable
zoning restrictions, adoption of environmental performance standards, or even outright
purchase.” and “These are areas that should remain largely undeveloped with the exception of
some limited recreational uses, greenways and limited development.”

Note the overlap of these other limitations with the aquifer area, e.g. between Grand and Crow
Drive.  There are multiple reasons to guide community development to those plentiful areas
north, south, and west - away from the aquifer area.

3.  Map 8.1 - Major Street Plan.  This map is most interesting in the present context for its
depiction of an I-80 interchange at 30th Street.  Now here’s some long-range vision and planning
worthy of the name.  Moving the primary east entrance to Laramie to 30th Street would access
large areas of presently undeveloped land, both north and south of the Interstate.  It would
concentrate development well off the sensitive aquifer recharge area.  It would leave the East
Grand entrance as it is now - an attractive area of low-density residential development.  No
adverse impact to property values and established uses along East Grand.  No increase in the
potential for aquifer contamination if engineering solutions fail.  No threat of the progressive
annexation some folks along East Grand are so worried about.  Rather, an opportunity to develop
our community in an orderly, well-thought-out manner that is consistent with our 2016 state of
knowledge about the aquifer.

Thank you for your consideration,

- Bern Hinckley
508 S. 11th

Albany County and City of Laramie
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Derek Teini

To: Diana Joyce Kocornik
Subject: RE: Weakening CAPP

> 
> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: Diana Joyce Kocornik [mailto:dkocornik@gmail.com] 
> Sent: Thursday, October 06, 2016 4:57 PM 
> To: Derek Teini <DTeini@cityoflaramie.org> 
> Subject: Weakening CAPP 
> 
> Dear Mr. Teini ‐ 
> 
> Without rehashing all the details that have been argued about so much for so long, I would just like to state my strong 
opposition to any weakening of the Casper Aquifer Protection Plan provisions.  This includes opposition to removing 
business types from the Prohibited Use list.  It is obvious to me that, between human error and technological failures or 
lapses, it would be very foolish to allow businesses that use hazardous substances to operate on top of our priceless 
aquifer. 
> 
> Sincerely, 
> Diana Kocornik 
> 
> ________________________________ 
> ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE  
> TREATED AS PUBLIC RECORDS AND SUBJECT TO PUBLIC DISCLOSURE  
> ________________________________ 
> 
> ________________________________ 
> ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE  
> TREATED AS PUBLIC RECORDS AND SUBJECT TO PUBLIC DISCLOSURE  
> ________________________________ 
 
 
________________________________ 
ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE TREATED AS PUBLIC RECORDS AND 
SUBJECT TO PUBLIC DISCLOSURE ________________________________ 
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Derek Teini

From: Mark Jenkins <mark@globalcorrespondent.net>
Sent: Monday, October 03, 2016 5:03 PM
To: Derek Teini
Subject: Aquifer Protection

Derek Teini- 
 
I am on a National Geographic film tour in Europe for the few weeks and will not be able to attend 
upcoming city council meetings. Hence I would like to express my complete opposition to altering 
the prohibitive uses in the Casper Aquifer Protection Plan. These provisions are the teeth of the CAPP. 
Removing them is to gut the CAPP. Honestly, what’s the point of having an aquifer protection 
program that does not protect the aquifer?!   
 
Caving to business interests while forsaking the trust of the community, as well as the city’s 
commitment to clean drinking water, is cowardly and deceitful. The prohibited uses were put into the 
CAPP precisely to protect the aquifer from businesses that handle or store any kind of hazardous 
materials. Over 30,000 people rely on the Casper Aquifer---endangering it in any way is utterly 
unacceptable. 
 
 
Cheers,    
   
  
Mark Jenkins 
National Geographic Writer 
University of Wyoming Writer-in-Residence 
1102 Grand 
Laramie WY 82070 
307-745-0010 
mark@globalcorrespondent.net 
 
   

ALL CITY OF LARAMIE ELECTRONIC CORRESPONDENCE AND ATTACHMENTS MAY BE TREATED AS PUBLIC RECORDS AND 
SUBJECT TO PUBLIC DISCLOSURE 





October 1, 2016 

 

     I live in Laramie Plains Subdivision.   I’m concerned about an upcoming proposal to change the 

prohibited use list to allow some or many currently prohibited businesses to develop on the city CAPA.  I 

am concerned for the safety of drinking water for all Laramie area residents, county and city.  I am 

especially concerned for the safety of water in Laramie Plains Subdivision, since, if these changes go 

through, the whole east entrance to Laramie on Grand from the interstate to Walmart (including land 

currently in the county) could be developed into businesses which work with or store hazardous materials.  

Below is a statement concerning this issue.   Thank you for your consideration. 

 

Sincerely, 

 

Chris Anderson 

4512 Mockingbird Lane 

Laramie Wyoming 

 



The City of Laramie Planning Office is considering alterations to the prohibited use (PU) list1 of the city’s 
Casper Aquifer Protection Plan2 (CAPP), changes that would de-list some currently prohibited uses on 
the Casper Aquifer Protection Area (CAPA).  My overall concern is safety of drinking water for Laramie 
and for other Albany County residents3.  I live in Laramie Plains Subdivision and am especially concerned 
for the safety of our water since, with changes in the PU list, we could potentially have businesses that 
work with hazardous materials on several sides of us. 

In a 2007 letter from the Wyoming Department of Environmental Quality to the city of Laramie Public 
Works Director concerning the Casper Aquifer, the DEQ director said:  

“DEQ reminds the City of Laramie that the purpose of the CAPP is to prevent the occurrence of or 
minimize the severity of aquifer contamination. While having a protection plan does not preclude the 
possibility that contamination could occur, a strong plan that is conscientiously implemented by the 
community will help protect the City of Laramie’s water supply.” (Appendix B, city CAPP, italics mine).  

“Conscientiously implementing” the spirit and letter of the City CAPP requires that the prohibited use 
list be left as it is. Reasons for this need follow: 

 

1.  The PU list was created based on good evidence.  

In Appendix J of the city CAPP there is a list of published studies about actual cases of contamination 
from uses on the PU list. In 2000 and 2008 the city and concerned public used these studies to support 
the prohibited use list. These studies show good reasons to keep the PU list as it is.  

 

2.  Changing the PU list would affect a large area.  

There is still a lot of vacant land on the city CAPA that is zoned for business (along Grand on the east side 
of town and between Walmart and Alta Vista).  The amount of vacant city CAPA land could be easily and 
substantially increased through the legal annexation of county land by owners of adjacent city land.  In 
consequence, weakening the PU list could affect a large area of the aquifer recharge area, some of it 
close to or up-gradient from the city’s Turner well.  This could include land from Walmart to I-80 on both 
sides of Grand.   

 

3.  Other options for land and business uses exist. 

The PU list only prohibits a few kinds of businesses—most kinds of businesses are still allowed. PU 
businesses are prohibited only on the city CAPA.  They are allowed elsewhere. Bern Hinckley heard from 
city planners that there’s some talk about moving the east entrance from Grand to 30th St.  If this 
happens, PU businesses that want visibility and access to the interstate could develop there without 
compromising our water quality. 

 

4.  Groundwater monitoring and mitigation plans need to be strengthened.  

                                                           

1 The PU list is on pages 6-10 of enrolled ordinance No. 1527 on: http://www.laramiecleanwater.org/links-and-files.html.  Businesses on this list 

have one thing in common—they store or use hazardous materials.   
2 http://www.ci.laramie.wy.us/DocumentCenter/Home/View/220 
3 The Casper Aquifer supplies 60% of Laramie’s city water and 100% of some county residents’ water. 

http://www.laramiecleanwater.org/links-and-files.html
http://www.ci.laramie.wy.us/DocumentCenter/Home/View/220


At the very least, broader monitoring and more years of monitoring are needed before considering 
altering of the PU list. At present, there is little data, only two groundwater monitoring wells, and only 
basic testing—no testing for hazardous materials. Even sufficient groundwater monitoring is not 
something to rely upon, because once contamination is detected, it’s too late. Mitigating contaminated 
ground water is difficult at best, and prohibitively expensive.  If the Casper Aquifer gets contaminated, 
there will be a huge economic and well-being toll on the city of Laramie and Laramie area residents.  In 
the words of Darren Parkin, the costs would be “astronomical.” 

 

5.  Costs, benefits, and risks need to be considered. 

Any benefits (to a few) that would come from altering the PU list would come with much greater costs, 
not just economic but in the form of risks to the safety of our drinking water.  These costs affect 
everyone in our community. 

 

6. We need more than engineering safeguards: 

Engineering safeguards to prevent contamination are not a reliable solution, especially given the grave 
consequences of aquifer contamination. Not all sources of contamination can be foreseen. The city lacks 
resources to monitor such safeguards over the long term, and breakdowns in safeguards can happen. 

 

7.  Public input to important future aquifer decisions will be curtailed.    

The PU list was generated through public input.   The public can comment now about whether the PU 
list should be weakened.   If business uses are removed from that list, the public (and city council) will 
longer have input about the risks of such businesses developing on the aquifer.4   

 

8.  Spradley Barr Honda should not be allowed to build on the city CAP zone.   

Reasons are that: (a) It is a PU business—it works with and stores hazardous materials. (b)  A vulnerable 
feature—one which can allow contamination to travel more quickly into the aquifer—runs the long way 
through the land in which they are interested (on Vista, just south of Premier Bone and Joint). (c)  This 
feature, the Sherman Hills Fault, is particularly susceptible to contamination because it is one of only 
two such faults that cut through the entire Satanka layer. (d)  If granted, Spradley Barr could purchase 
and then easily annex the adjacent county land to the south. This would place a PU business not only 
directly on a vulnerable feature but right across the street from residential wells.5    

 

9.   Comprehensive planning and effects on county subdivisions should be considered.   

Development should be focused on the south and west side of the city for other reasons besides aquifer 
protection (possible I-80 access from 30th Street, maintaining the residential character on Laramie’s 
east-side).  Also, by increasing the risk of residential well contamination, allowing PU businesses in the 
aquifer recharge area could increase the likelihood of city annexation of east-side county subdivisions, 

                                                           
4 If there is a vulnerable feature  on the land, a variance would be required, in which case, the public and city council could give input.   
5 There is 40 acres of undeveloped county land across the street from the new Adventure Dodge on the west side.   Perhaps they could locate 

there instead.  There would likely be fewer hoops to jump for Spradley Barr to get that annexed to the city than for it to build on the Vista land 
and it would safer for Laramie water.   



especially Laramie Plains Subdivision. Should this happen, residents would have to pay for water and 
sewer.  
 
 



 

 

City of Laramie  
Planning Division  
P.O. Box C 
Laramie, WY  82073 
 

Telephone: (307) 721-5207 
Fax: (307) 721-5248 

 

 

MEMORANDUM 
 
 
Date: January 23, 2017   
 
To:  City of Laramie Planning Commission   
 
From: City of Laramie Planning Division   
 
Subject: FP-16-03: Grand View Heights, 6th Filing, Final Plat  
 
 
 
 

At the applicant’s request (see email dated 12/20/2016, below) staff is recommending 

postponement of the Grand View Heights, 6th Filing, Final Plat, until the February 27, 2017 regular 

Planning Commission meeting.   

 
 
EMAIL - 12/20/2016: 
 
Mr. Teini, 
 
As the applicant for Grand View Heights 6th Filing final plat application, we would like to respectfully 
request a postponement of this plat review to be considered at the February 27th Planning 
Commission meeting. With the completion of Bill Nye Avenue, we would like a little time buffer to 
consider any potential new design variables that might have come up as a result. Thank you for your 
consideration, and please let me know if you have any additional questions. 
 
Respectfully, 
 
John Edwards 
Grand View Heights Subdivision 
(307) 634-8800 ex. 103 
 
 



 
 

LARAMIE PLANNING COMMISSION 
23 JANUARY 2017 
STAFF REPORT 

 
 

FILE: CUP-16-17: 1754 Centennial Drive – Hospice of Laramie 
REQUEST: Amend CUP-13-13 to incorporate an amended landscape plan, site plan 

and trash enclosure    
LOCATION: 1754 Centennial Drive (Lot 2, Block 2 Fox Addition) 
APPLICANT: Hospice of Laramie 
OWNER:  Albany County  
ZONING: B1 (Limited Business)/ROB (Residential Overlay for Business) District 
PURPOSE: Establishment of a Hospice Residential Care Facility   
PREPARED BY: Charles W. Bloom, AICP, Principal Planner 
 
 
RECOMMENDED MOTION: 
 
Move to approve a Conditional Use Permit amending CUP-13-13 to incorporate an alternative 
landscape plan, site plan and trash enclosure design, based on findings of fact and conclusions of 
law and subject to all staff’s recommended conditions.    
 
APPLICABLE CITY CODE SECTION(S): 
 
LMC. 15.06.060.E Conditional Use Permits 
LMC. 15.08.030.C Nonresidential Districts 
LMC. 15.10.000.E Table of Allowed Uses  
 
Operation of a Hospice Residential Care Facility in a B1 (Limited Business) and ROB (Residential 
Overlay for Business) District requires approval of a conditional use permit pursuant to 
LMC.15.10.000.E, and the Planning Commission is the decision-making body.     
 
Note:  Conditional Use Permit rules, regulations, and procedures are defined at the city level and are 
not addressed in Wyoming State Statutes.   
 
BACKGROUND: 
 
CUP-13-13 was approved by the Planning Commission on October 28, 2013 which approved 
establishment of a Hospice Residential Care Facility in a B1 (Limited Business) zone and within the 
ROB (Residential Overlay for Business) District at 1754 Centennial Drive. The Hospice Residential 
Care Facility features six (6) beds within a 13,095 square foot residential type building. The facility will 
be open 24 hours per day with staff available on site during all hours of operation.  
 

City of Laramie  
Planning Division  
P.O. Box C 
Laramie, WY  82073 
 

 
 
 

Telephone: (307) 721-5207 
Fax: (307)721-5248  
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The applicant has submitted this application to reduce landscaping to the current landscaping 
requirements and to incorporate a revised site reflecting minor modifications in the site’s design 
including slight modification to the driveway location and a change in trash enclosure design.  The 
building is mostly complete and landscaping is proposed to be installed in the spring prior to July 1, 
2017 in accordance with their development agreement with Albany County and grant award.     
 
During construction, the land is presently held by the County.  After construction and completion of 
the project the property will be transferred back to Hospice of Laramie.    
 
SURROUNDING LAND USE AND ZONING: 
 
The property is zoned B1 (Limited Business) within a ROB (Residential Overlay for Business) District 
and is in the process of being developed as a Hospice Care Facility (CUP-13-13). Property 
immediately north and east is also zoned B1 within a ROB and not developed. Land immediately 
south of the property is zoned R2M (Limited Multifamily with Independent Manufactured Homes) and 
is developed with single-family homes. Undeveloped land to the west, across Pierce St. is zoned R1 
(Single-Family Residential) and County Residential.  
 
SITE DESIGN REVIEW AND ANALYSIS OF REQUIRED FINDINGS: 
 
Should the Planning Commission wish to approve the conditional use permit, the Commission must 
make the following findings required in LMC 15.06.060.  A detailed analysis follows: 
 
1.   That the conditional use proposal provides adequate: 
 

a) Ingress and egress to property and proposed 
structures:  
 
Staff Response:  Vehicular access to the site will remain 
unchanged as a result of this change.    Vehicular access 
will continue to be from Centennial Drive. A pedestrian 
access has been installed between the main entrance of 
the facility and Fox Court to the east.   Sufficient ingress 
and egress exists.    
   

b) Off-street parking and loading areas: 
 
Staff Response:  This amendment will not change the number of parking or loading spaces 
within the development.  The plan reflects minor changes in parking lot construction.  The site 
will still contain 26 off-street parking spaces and 3 ADA parking spaces and will still comply 
with Off-Street Parking Standards. 
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c) Control over the off-site impacts of economic, noise, glare, or odor effects of the 
conditional use: 
 
Staff Response:  This amendment will not effect this item.  The facility will be open 24 
hours a day with staff available on site during all hours of operation. Because of the 
nature of this facility being a hospice, impacts due to 24 hr. operation will be minimal. 
Also, due to no emergency medical services being staged at this facility, no sirens or 
lights will be turned on during the patient’s trip to the hospice upon their arrival. Staff has 
not identified any other negative off-site impacts that would be created based on the 
proposed use as amended.   
 

d) Refuse and service areas: 
 
Staff Response:  This amendment will incorporate an 
alternative trash enclosure design that was approved as part 
of the Design Review application (DR-14-03).  Initially an 
enclosure was proposed to feature a stucco and masonry brick 
veneer. In conjunction with the Design Review approval an 
alternative wooden design was allowed due to the fact that the 
enclosure would be screened by the generator enclosure to 
the west, Spruce trees, juniper bushes and other vegetation.     
Staff deems this design acceptable. 
 

e) Utilities, with reference to locations, availability, and compatibility: 
 
Staff Response:  This amendment will not change any of the proposed utilities on site.   
Utilities are presently installed.   Per Code, as with all new development, connections to 
utilities will be required to be undergrounded and all above ground utilities are required 
to be screened from view by adjacent properties or rights-of-way.  The landscaping plan 
shows adequate screening of utility services. No significant impact is anticipated by staff. 
 

f) Screening and buffering, with reference to type, dimensions, and character: 
 
Staff Response:   The proposed development, as amended, will contain sufficient 
screening and buffering throughout the property. Large canopy trees adequately buffer 
the development on all sides with smaller trees and bushes being proposed within feet of 
the building to further enhance screening and buffering.  
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g) Signs, if any, and proposed exterior lighting, with reference to glare, traffic safety, 
economic effect, and compatibility and harmony with properties in the district:  
 
Staff Response:  This amendment will not change any signage and has minimal effects 
on site lighting.   One monument sign is proposed in the island of the drop off zone at the 
south end of the private drive. The prior conditions of approval require that any signage 
be downward lit by an external source, it match the building’s materials and that the sign 
not exceed 12 feet in height.    
 
CUP-13-13 required that the initial site plan remove light trespass from adjacent 
properties.   The applicant submitted an acceptable photometric plan in conjunction with 
their Design Review application (DR-14-03).    

 
2.  The proposed use is appropriate to the specific location related to intensity and bulk:   

 
Staff Response:   The proposed use is appropriate to the location in respect to its intensity 
and bulk. The surrounding land use is a mix of commercial and residential zoning. Lots 
directly to the north and northeast are similar in size to the subject property. The site is 
located in a B1/ROB district which allows for this type of development. The proposed 
amendment does not alter this required finding.   
 

3. The proposed use is appropriate to the specific location relative to public health, safety 
and convenience:    

  
Staff Response:  The proposed use is appropriate to the specific location relative to public 
health, safety and convenience. No issues were identified that would jeopardize public health 
or safety of the community.  The proposed amendment does not alter this required finding.   
 

4.   That the proposed site is adequate in size and shape to accommodate the intended use 
and that the use will comply with all requirements of the zone district, including but not 
limited to the following: 

 
a) Setbacks:  

 
Staff Response:  The proposed development meets all setback requirements in a 
B1/ROB District. The proposed amendment does not alter this required finding.    
  

b) Walls: 
 
Staff Response:  No new walls are being proposed. The proposed amendment does not 
alter this required finding.   
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c) Landscaping: 
 
Staff Response:  The revised plan features alternative plantings and a slight reduction in 
the number of trees on the western side of the building.  The proposed amended 
landscaping plan meets landscaping requirements.   The site will include large canopy 
trees, evergreen trees, ornamental trees, evergreen shrubs, deciduous shrubs, 
perennials, grasses and community garden space.  
 

d) Bufferyards: 
 
Staff Response:  The proposed bufferyards meet requirements for perimeter 
landscaping found in LMC 15.14.050.  
 

e) Any standards specific to the use set forth in Chapter 15.10.000, Use Regulations: 
 
Staff Response:  Not applicable. 

 
PUBLIC COMMENTS: 
 
Legal notice was published in the Laramie Boomerang on January 7, 2017. Letters were sent to 
surrounding property owners within 300 feet of the subject property on December 20, 2016.  
 
Staff received one inquiry from an adjacent property owner.   The commentator indicated that 
they had no concerns with the Conditional Use Permit.    
 
CONDITIONAL USE RECOMMENDED FINDINGS AND CONCLUSIONS OF LAW: 
 
Findings of Fact: 
 
1. It is staff’s conclusion that the application meets all of the required findings for approval of 

the conditional use permit as submitted, provided standard conditions are met.  We 
therefore recommend approval of the conditional use subject to the specific conditions as 
outlined in the staff recommendation.  

 
Conclusions of Law: 
 
1. The applicant is proceeding in accordance with the requirements of the Laramie Municipal 

Code 15.06.060.E regarding a Conditional Use Permit. 
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ALTERNATIVES: 
 
1. Approve the project as submitted by the applicant, based on findings of fact and conclusions of 

law. 
2. Approve the project subject to staff’s recommended conditions, based on findings of fact and 

conclusions of law (Staff Recommendation). 
3. Deny the project based on findings of denial.  The Planning Commission must conclude that the 

project does not meet all of the findings as recommended by staff.  As part of the motion, findings 
for denial must be stated. 

4. Postpone the project until issues identified during the meeting can be resolved. 
 
STAFF RECOMMENDATION:  
 
Staff recommends approval of a Conditional Use Permit amending CUP-13-13 to incorporate an 
alternative landscape plan, site plan and trash enclosure design, based on findings of fact and 
conclusions of law and subject to the following conditions: 
 

1. All conditions approved in CUP-13-13 that are not in conflict with the provisions of this 
approval are hereby acknowledged and confirmed.   

2. The development shall conform to the plans attached hereto and any changes or 
modifications shall be reviewed by the Planning Commission, pursuant to the provisions 
of LMC 15.06.060.E.4. 
 

ATTACHMENTS: 
1 – Vicinity Map (1 page)        
2 – Applicant’s Written Statement (1 page)  
3 – Revised Site Plan (7 page) 
4 – Previous Approved Landscape Plan (1 page)   
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Conditional Use Permit

1 Conditional Use 10/25/2016
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1. PROPOSED GRADES SHALL MATCH OR IMPROVE EXISTING GRADES TO PROVIDE POSITIVE DRAINAGE AWAY FROM FOUNDATIONS, FOOTERS OR

TOWARDS DRAINAGE AREAS WHILE PROVIDING A SMOOTH TRANSITION BETWEEN ALL ADJACENT UNDISTURBED GRADES AND PROPOSED GRADES.

2. JOB SITE TO BE KEPT CLEAN AT ALL TIMES AND CONSTRUCTION AREAS ARE TO BE MAINTAINED FOR SAFETY.

3. SOILS DISTURBED ADJACENT TO WORK AREA, INCLUDING AREAS OUTSIDE OF CONSTRUCTION LIMITS, DUE TO NEW CONSTRUCTION ARE TO BE

REGRADED AND SURFACE CONDITIONS REPAIRED EQUIVALENT TO THAT CONDITION PRIOR TO START OF WORK.

4. PROTECT EXISTING SURFACES AND SOILS, BOTH INSIDE AND OUTSIDE OF CONSTRUCTION LIMITS, DURING CONSTRUCTION.  IF GRADES,

CONCRETE OR ASPHALT ARE DAMAGED DUE TO CONSTRUCTION OPERATIONS OR WEATHER THE CONTRACTOR IS RESPONSIBLE FOR REPAIR TO

THAT EQUIVALENT TO EXISTING CONDITIONS AT NO EXPENSE TO THE OWNER / CITY.

5. CONTRACTOR IS RESPONSIBLE FOR SETUP OF BARRICADES, WARNING SIGNAGE, OR OTHER PROTECTIVE DEVICES IF ANY EXCAVATIONS ARE LEFT

EXPOSED AFTER ON-SITE WORK HOURS.

6. THE  CONTRACTOR SHALL NOT PURPOSEFULLY PROCEED WITH ANY CONSTRUCTION PER PLANS PROVIDED WHEN OBSTRUCTIONS AND/OR GRADE

DIFFERENCES EXIST THAT WERE NOT CONSIDERED OR CHANGED AFTER PLANS WERE SUBMITTED.  CONTRACTOR SHALL NOTIFY OWNER OR

OWNER'S REPRESENTATIVE AND THE  CITY OF LOVELAND IF SITUATION ARISES AND REVISIONS ARE NECESSARY.

7. THE CONTRACTOR SHALL PREVENT SEDIMENT, DEBRIS AND OTHER POLLUTANTS FROM ENTERING ANY STORM WATER SEWER SYSTEM OR,

ADJACENT WATER WAYS, ETC., DURING THE DEMOLITION OR CONSTRUCTION OPERATIONS THAT ARE PART OF THIS PROJECT.  THE CONTRACTOR

SHALL BE HELD RESPONSIBLE AND EXPENSE FOR THE CORRECTION OF ANY ADVERSE IMPACTS TO THE STORM WATER SEWER SYSTEM OR,

ADJACENT WATER WAYS, WETLANDS ETC., RESULTING FROM THE WORK DONE AS PART OF THIS PROJECT/CONTRACT.

8. THE  CONTRACTOR SHALL BE RESPONSIBLE PRIOR TO BIDDING AND CONSTRUCTION, OF BECOMING AWARE OF ALL EXISTING AND PROPOSED

UTILITIES, PIPES, STRUCTURES, ETC.  CALL UNCC THREE DAYS BEFORE SCHEDULED WORK AT 811 OR 1-800-922-1987.

General Notes:

Legal Description:

Land-Use Statistics

Vicinity Map:

NORTH

A TRACT OF LAND LOCATED ALL LOT 2, BLOCK 2, FOX ADDITION FILING TO THE CITY OF LARAMIE, ALBANY COUNTY, WYOMING

CONTAINING 87,236 SQUARE FEET OR 2.00 ACRES, MORE OR LESS.

Gross Area Coverage
SQUARE FEET  % OF GROSS AREA

BUILDING FOOTPRINT 12,725 14.6%

LANDSCAPE AREA 38,355 44.0%

PAVED DRIVE AND PARKING 25,646  29.4%

SIDEWALKS 10,510 12.0%

TOTAL AREA: 87,236 100%

OFF-STREET PARKING PROVIDED REQUIRED

VEHICULAR SPACES 26 14

ADA VEHICULAR SPACES 3 1

TOTAL VEHICULAR SPACES 29 15

BICYCLE SPACES 2 (6.8% OF 29 PARKING SPACES) 5%

EXISTING ZONING: B1 w/ ROBB OVERLAY

MAXIMUM BUILDING HEIGHT: 28'-0" TOTAL STORIES: 1

FINISHED FLOOR ELEVATION: 7,164.5
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NON-IRRIGATED NATIVE GRASS

16,750 S.F.

AREAS TO RECEIVE MINIMUM  WASHED 4"-6" COBBLE

OVER WEED BARRIER FABRIC

SHRUB BED - SMOOTH RIVER COBBLE

6,170 S.F.

8,560 S.F.

IRRIGATED TURF

5,355 S.F.

MED HYDROZONE MED / LOW HYDROZONE MED / LOW HYDROZONE

AREAS TO RECEIVE MINIMUM 4" DEPTH OF 1.5” - 3”

ANGULAR STONE WITH BROWN AND GOLD HUES OVER

WEED BARRIER FABRIC

SHRUB BED - PIONEER RAINBOW ROCK

LOW HYDROZONE

DURA-TURF TALL FESCUE BLEND SOD
SEE NATIVE GRASS NOTES

CRUSHER FINES PATHWAY

COMPACTED TAN STABILIZED CRUSHER FINES.

1,525 S.F.

VERY LOW HYDROZONE
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Conditional Use Permit

1 Conditional Use 10/25/2016

Preliminary Landscape Plan

SCALE 1" = 20'-0"

20'0 40'30' NORTH

LS 2

Landscape Plan

Landscape Notes

1. LANDSCAPE AREAS SHALL BE MAINTAINED, INCLUDING MOWING, WATERING AND FERTILIZING BY CONTRACTOR, UP TO FINAL ACCEPTANCE.  AT SUCH TIME OWNER WILL BE RESPONSIBLE FOR ALL MAINTENANCE.  LANDSCAPE AND IRRIGATION WILL BE WARRANTED FOR TWO (2) FULL YEARS AFTER

FINAL ACCEPTANCE.

2. ANY DISCREPANCIES WITH THE DRAWINGS AND SITE CONDITIONS SHALL BE BROUGHT TO THE ATTENTION OF THE OWNERS REPRESENTATIVE PRIOR TO PROCEEDING WITH CONSTRUCTION.

3. CONTRACTOR TO VERIFY ALL FIELD CONDITIONS, EASEMENTS, PROPERTY LINES, ETC. PRIOR TO STARTING WORK.  SHOULD ANY DISCREPANCIES, OMISSIONS, OR ERRORS OCCUR, NOTIFY THE OWNER'S REPRESENTATIVE IMMEDIATELY.

4. CONTRACTOR IS RESPONSIBLE FOR LOCATING ALL UTILITIES 48 HRS. PRIOR TO ANY EXCAVATION OR PLANTING.

5. LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH SUBCONTRACTORS AS REQUIRED TO ACCOMPLISH PLANTING AND IRRIGATION OPERATIONS.

6. STREET AND ORNAMENTAL TREES SHALL BE PLANTED NO CLOSER THAN FORTY (40) FEET AND FIFTEEN (15) FEET RESPECTIVELY FROM STREET LIGHTS. NO TREES SHALL BE PLANTED WITHIN TEN (10) FEET FROM WATER AND SEWER LINES, FOUR (4) FEET FROM GAS, TELEPHONE AND ELECTRIC

UTILITIES, AND TEN (10) FEET FROM ANY DRIVEWAY.

7. MINIMUM CLEARANCE OF THREE (3) FEET ON EACH SIDE OF FIRE DEPARTMENT CONNECTION (FP). NO VEGETATION OTHER THAN TURF OR GROUND COVERS PLANTED IN FRONT OF FP.

8. IF TREES OR SHRUBS ARE LOCATED ON TOP OF FIELD VERIFIED UTILITIES, CONTRACTOR SHALL NOTIFY  OWNER'S REPRESENTATIVE BEFORE ANY DIGGING HAS COMMENCED.  VERIFY WITH OWNER'S REPRESENTATIVE IF AND WHICH SHRUBS/TREES SHALL BE RELOCATED OR  TAKEN OUT OF

PROJECT/CONTRACT.

9. TO THE MAXIMUM EXTENT FEASIBLE, TOPSOIL THAT IS REMOVED DURING CONSTRUCTION ACTIVITY SHALL BE CONSERVED FOR LATER USE ON AREAS REQUIRING REVEGETATION AND LANDSCAPING.

10. EXCAVATED MATERIAL TO BE USED AS FILL WILL HAVE ALL ROCKS, DEBRIS, WASTE MATERIAL, FROZEN MATERIAL, VEGETATION LARGER THAN 3" IN ANY DIMENSION REMOVED BEFORE PLACEMENT AND COMPACTION OF SOIL.

11. PROVIDE POSITIVE DRAINAGE AWAY FROM BUILDING FOUNDATIONS AND A SMOOTH TRANSITION BETWEEN ALL ADJACENT EXISTING GRADES AND PROPOSED GRADES

12. PRIOR TO FINE GRADING, SOD AREAS AND PLANTING BEDS, SHALL BE THOROUGHLY LOOSENED AND TILLED TO A 6" DEPTH.  REMOVE ALL UNSUITABLE TOPSOIL, INCLUDING ALL ROCKS LARGER THAN 3 INCHES IN ANY DIRECTION, ALL CONCRETE, TRASH, DEBRIS, WEEDS, ROOTS AND OTHER WASTE

MATERIALS.  AFTER THAT TIME ORGANIC AMENDMENTS SHALL THEN BE THOROUGHLY TILLED AND INCORPORATED TO A MINIMUM 6" DEPTH IN THESE AREAS AT THE MINIMUM OF RATE OF 3 CU. YDS. / 1,000 SQ.FT.

13. UNIFORMLY COMPACT AND FINE GRADE THESE SOD / GRASS AREAS AND PLANTING BEDS TO A SMOOTH SURFACE, FREE FROM IRREGULAR SURFACE CHANGES.  CUT OUT SOFT SPOTS, FILL IN LOW SPOTS AND TRIM HIGH SPOTS TO COMPLY WITH REQUIRED GRADE TOLERANCES.

14. ONCE COMPACTED AND FINE GRADED ALL ROCKS, DEBRIS, WASTE MATERIAL AND VEGETATION MATERIAL LARGER THAN 1/2" WILL BE RAKED FROM THE SURFACE AND REMOVED FROM SITE.

15. SOD TO BE 100% LOCALLY GROWN DURA-TURF TALL FESCUE BLEND  SPECIFICALLY GROWN FOR LOW WATER LAWN APPLICATIONS  WITH MINIMUM THREE (3) IMPROVED VARIETIES, HAVING A HEALTHY VIGOROUS ROOT SYSTEM.  ONCE TURF IS LAID IT SHALL BE PROPERLY ROLLED, COMPACTED AND

PUSHED TOGETHER TO ELIMINATE ANY GAPS BETWEEN ROLL EDGES.  APPLY FERTILIZER IN THESE AREAS PER SOD FARM'S RECOMMENDATIONS.

16. ALL PLANT MATERIALS ARE SIZED AND OUTLINED IN PLANT LIST.  ALL PLANTS TO BE PLANTED IN AMENDED SOIL AND STAKED AS SHOWN IN DETAILS.  ALL PLANT MATERIAL SHALL MEET OR EXCEED THE CODE OF STANDARDS CURRENTLY RECOMMENDED BY THE COLORADO NURSERY ACT FOR

NUMBER ONE GRADE.

17. IF PLANTS ARE IN NEED OF REPLACEMENT DUE TO DECLINING HEALTH, DISEASE, OR DEATH, THE PLANTS MUST BE REPLACED WITH THE ORIGINAL SPECIES UNLESS APPROVED BY THE CITY.

18. CHANGES MAY BE NECESSARY IN PLANT LOCATIONS OR PLANT SPECIES FROM WHAT IS LISTED ON THE LANDSCAPE PLAN DUE TO AVAILABILITY.   OVERALL QUANTITY AND QUALITY TO BE CONSISTENT WITH THE APPROVED PLANS.

19. ALL TREES AND SHRUBS TO BE BALLED AND BURLAPPED, OR CONTAINERIZED.

20. ALL EXISTING TREES OUTSIDE OF CONSTRUCTION LIMITS TO REMAIN UNLESS DYING, DISEASED OR OTHERWISE NOTED.

21. ALL PLANT MATERIAL SHALL HAVE ALL WIRE, TWINE, BASKETS, BURLAP, AND ALL OTHER NON-BIODEGRADABLE CONTAINMENT MATERIAL REMOVED FROM THE TRUNK AND/OR ROOT BALL OF THE PLANT, PRIOR TO PLANTING.

22. ALL SHRUB BEDS SHALL HAVE MINIMUM 4" DEPTH SHREDDED CEDAR MULCH - NATURAL COLOR AND/OR WASHED SMOOTH COBBLE.  A CONTINUOUS LAYER OF TYPAR LANDSCAPE FABRIC OR APPROVED EQUAL SHALL BE INSTALLED IN ALL SHRUB BEDS WITH 6" OVERLAP AT SEAMS WITH 4" STAPLES 4'

O.C. IN ALL DIRECTIONS.

23. EDGING BETWEEN GRASS TYPES AND SHRUB BEDS  / ROCK COBBLE SHALL BE DURA-EDGE HEAVY DUTY STEEL EDGER MIN. 14 GA  x 4" WITH ROLLED TOP  AND SHALL BE SET LEVEL WITH THE TOP OF THE ADJACENT SOD.  NO EDGING SHALL BE USED BETWEEN STONE AND COBBLE TRANSITIONS.

Irrigation Notes

1. THE ENTIRE PROPOSED AUTOMATIC CONTROLLED IRRIGATION SYSTEM, WITH RAIN SENSOR, SHALL BE DESIGNED AND BUILT BY CONTRACTOR UTILIZING THE PROPOSED DOMESTIC LINE, .   CONTRACTOR SHALL VERIFY AVAILABLE  P.S.I. AND GPM.  PROPOSED IRRIGATION SYSTEM SHALL BE DESIGNED TO MEET THIS AVAILABLE P.S.I. AND GPM. IF NECESSARY CONTACT THE WATER

DEPARTMENT PRIOR TO BEGINNING DESIGN TO OBTAIN AVAILABLE PRESSURES.

2. ALL INDICATED  SOD GRASS AREAS ARE TO BE IRRIGATED BY A PERMANENT UNDERGROUND AUTOMATIC IRRIGATION SYSTEM. TURF AREAS LESS THAN 25 FEET IN WIDTH ARE TO BE IRRIGATED WITH POP-UP SPRAY HEADS AND AREAS GREATER THAN 25 FEET SHALL USE A ROTOR POP-UP SPRAY SYSTEM.

3. ALL TREES, SHRUBS, PERENNIALS AND FLOWERBEDS, INCLUDING PLANT MATERIALS WITHIN SOD AREAS,  ARE TO BE IRRIGATED WITH A PERMANENT DRIP IRRIGATION SYSTEM.

4. IRRIGATION SYSTEM AND THE NECESSARY SLEEVING WILL BE DESIGNED AND BUILT BY CONTRACTOR AND ADJUSTED TO A LOW WATER REQUIREMENT, BASED ON THE NEEDS OF SELECTED PLANT MATERIAL.

5. QUICK COUPLERS SHALL BE PROVIDED AT EACH POINT OF CONNECTION,  AT REGULAR SPACING ALONG THE IRRIGATION MAINLINE AND SPECIFICALLY NEAR THE TRASH ENCLOSURES.  SPACING OF QUICK COUPLES SHALL NOT EXCEED 200 FEET.  LOCATE QUICK COUPLING VALVE AT A POINT OF EASY ACCESS.

6. FINAL LOCATION OF IRRIGATION HEADS MUST BE APPROVED BY OWNER'S REPRESENTATIVE PRIOR TO PLANTING.  HEAD LOCATION SHALL BE COORDINATED IN THE FIELD WITH EXISTING SITE CONDITIONS AND PLANT MATERIAL.

7. ALL IRRIGATION TRENCHES SHALL BE PROPERLY WATERED AND COMPACTED TO AVOID FUTURE SETTLING.  ANY SETTLING DURING WARRANTY PERIOD WILL BE REPAIRED BY THE CONTRACTOR AT NO COST TO THE OWNER.

8. COORDINATE ALL IRRIGATION WORK WITH EXISTING UTILITIES AND RESPECTIVE TRADES.

9. ALL IRRIGATION SLEEVING SHALL BE LAID OUT, SIZED, PROVIDED AND INSTALLED BY GENERAL CONTRACTOR.  IRRIGATION CONTRACTOR SHALL COORDINATE SLEEVING LOCATIONS WITH GENERAL CONTRACTOR.  ALL IRRIGATION SLEEVING TO BE STAKED IN THE FIELD OR LOCATED ON DIMENSIONED "AS-BUILT" DRAWING BY THE GENERAL CONTRACTOR TO ALLOW FUTURE USE AND

LOCATION.

Plant List

Landscape Table

DISTRICT = B1 W/ ROBB OVERALY

PROPERTY AREA = 87,236 SQ. FT.

PRIMARY BUILDING FOOTPRINT = 12,725 SQ. FT. 

LOT AREA = 74,511 SQ. FT.

20% LOT (REQUIRED LANDSCAPE) AREA  = 14,903 SQ. FT.

PROVIDED LANDSCAPE AREA = 38,355 SQ. FT.

Ground Cover Table

PROVIDED LANDSCAPE AREA : 38,355 SQ. FT. % OF LANDSCAPED AREA

SHRUB BED AREA: 13,915 SQ. FT. 36.3%

IRRIGATED TURF: 6,170 SQ. FT. 16.1%

NON-IRRIGATED AREAS: 18,270 SQ. FT. 47.6%

NOTE: PER SECTION 15.14.050 C SHRUB BED AREAS WILL CONTAIN MINIMUM 75% LIVING

ORGANIC COVER AND NO MORE THAN 50% OF THE LANDSCAPE AREA SHALL BE

PLANTED IN TURF GRASS.

246.23

L1 PREMIER TREATMENT

0.2 X 246 = 49 LANDSCAPE UNITS
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262.99

L1 PREMIER TREATMENT

0.2 X 263 = 52 LANDSCAPE UNITS
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Perimeter LandscapeTable

TYPE LANDSCAPE UNITS REQUIRED

LOT PERIMETER =  270

PARKING PERIMETER (OPTION 2) = 42

TOTAL  UNITS REQUIRED = 312

B1 ZONING DISTRICT

B1 ZONING DISTRICT
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PARKING LOT NOT ADJACENT

TO PUBLIC STREET.

NO PERIMETER LANDSCAPE

REQUIRED
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61.00

L3 PREMIER TREATMENT

0.4 X 61 = 24 LANDSCAPE UNITS

NON IRRIGATED NATIVE GRASS -

FOOTHIILLS NATIVE GRASS MIX: SEED SHALL BE A MIXTURE THAT MATCHES THE

FOLLOWING:

COMMON NAME  %   

ANNUAL RYEGRASS 20%

SLENDER WHEATGRASS 15%

MOUNTAIN BROME 10%

PUBESCENT WHEATGRASS 10%

HARD FECUE 10%

KENTUCKY BLUEGRASS 10%

INDIANGRASS 8%

BIG BLUESTEM 7%

BLUE GRAMA 5%

SWITCHGRASS 5%

1. SEED SHALL BE AS MANUFACTURED BY ARKANSAS VALLEY SEED SOLUTIONS,

4625 COLORADO BOULEVARD, DENVER, CO 80216, (877) 957-3337 OR APPROVED

LOCAL VENDOR.

2. DRILLED IN TWO PERPENDICULAR DIRECTIONS WITH A TOTAL APPLICATION RATE

OF: 25.0 LBS (PLS) PER ACRE ( 0.57 LBS / 1000 SF)

3. ADEQUATE TEMPORARY IRRIGATION  OR BY  WATER TRUCK WILL BE PROVIDED

BY CONTRACTOR FOR THE ESTABLISHMENT AND MAINTENANCE OF THESE

SEEDED AREAS, AND THAT NATIVE GRASSES SHALL BE MAINTAINED IN A

CONDITION OF ACCEPTABLE HEIGHT, FREE OF WEEDS, TRASH AND DEBRIS, AND

SHALL NOT REPRESENT A FIRE HAZARD NOR BECOME A NUISANCE SITE FOR

WATER OR WIND EROSION.

MULCH IN ALL NATIVE SEED AREAS:

1. IMMEDIATELY FOLLOWING THE RAKING / SEEDING OPERATION, ADD STRAW

MULCH TO THE SEEDED AREAS.

2. APPLY STRAW MULCH AT A MINIMUM OF 1.5 TONS PER ACRE OF AIR DRY

MATERIAL.  SPREAD STRAW MULCH UNIFORMLY OVER THE AREA WITH

MECHANICAL MULCH SPREADER / CRIMPER.  DO NOT MULCH WHEN WIND

VELOCITY EXCEEDS 10 MPH.

3. WHEREVER THE USE OF CRIMPING EQUIPMENT IS PRACTICAL, PLACE MULCH IN

THE MANNER NOTED ABOVE AND ANCHOR IT INTO THE SOIL.  USE A DISC SUCH

AS A MULCH TILLER, WITH A FLAT SERRATED DISC AT LEAS ¼ INCH IN THICKNESS,

HAVING DULL EDGES, AND SPACE NO MORE THAN 9 INCHES APART, WITH DISCS

OF SUFFICIENT DIAMETER TO PREVENT THE FRAME OF THE EQUIPMENT FROM

DRAGGING THE MULCH.  ANCHOR MULCH A MINIMUM DEPTH OF 2 INCHES AND

ACROSS THE SLOPE WHERE PRACTICAL WITH NO MORE THAN TWO PASSES OF

THE ANCHORING EQUIPMENT.

4. IMMEDIATELY UPON COMPLETION OF THE MULCHING AND BINDING OPERATION,

THE SEEDED AREAS SHALL BE IRRIGATED, KEEPING THE TOP 2 INCHES OF SOIL

EVENLY MOIST UNTIL SEED HAS UNIFORMLY GERMINATED AND GROWN TO A

HEIGHT OF 2-INCHES.

5. WATERING APPLICATION SHALL BE DONE IN A MANNER WHICH WILL PROVIDE

UNIFORM COVERAGE BUT WHICH WILL NOT CAUSE EROSION, MOVEMENT, OR

DAMAGE TO THE FINISHED SURFACE.

Native Grass Seed Mix

LANDSCAPE UNITS REQUIRED 312

DECIDUOUS TREES @ 2.5 CAL. 7.0 22 154

EVERGREENS TREES @ 8' HEIGHT 8.0 4 32

SHRUBS @ 36" HEIGHT 1.0 55 55

SHRUBS @ 24" HEIGHT 0.8 74 74

SHRUBS @ 18" HEIGHT 0.5 7 7

IRRIGATED TURF 1.0 PER 800 SQ. FT. 6,135 8

MULCH OR ROCK GROUND COVER 1.0 PER 500 SQ. FT. 14,225 28

       

LANDSCAPE UNITS PROVIDED 358

LANDSCAPE UNIT POINTS QUANTITY LANDSCAPE UNIT POINT TOTAL
SITE PERIMETER
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IRRIGATION POINT OF

CONNECTION OFF OF 2"

DOMESTIC WATER LINE.  FINAL

IRRIGATION PLAN BY OTHERS

MONUMENT SIGN BY

SEPARATE DOCUMENT

(ADJUST LANDSCAPE

AS REQUIRED)
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OPEN BURLAP AROUND TRUNK.

CUT & REMOVE TOP 1/3 OF BURLAP

GROUND COVER & SHRUB PLANTING DETAIL

BACKFILL W/ 2/3 NATIVE SOIL

& 1/3 COMPOST.  THOROUGHLY

WATER SETTLE

SLOW RELEASE FERTILIZER TABLET (TYP.)

3" MIN.

2"

AWAY FROM FOLIAGE

SECTION

EXISTING

SOIL

FOR SHRUBS

THAN DIA. OF

TO BE 6" LARGER

PLANTING HOLE

ROOTBALL FOR

DIA. OF ROOTBALL

12" LARGER THAN

GROUNDCOVER.

KEEP MULCH LAYER

FINISH GRADE

TOP OF ROOT CROWN TO BE 1"

HIGHER THAN FINISH GRADE

CEDAR MULCH RING TO BE TWICE

DIAMETER OF ROOT BALL - 2" DEPTH

MULCH - SEE NOTES -  5" DEPTH

MAXIMUM

TRUNK

TREE

2" MULCH

12" MIN.

SECTION

12" MIN.,

TYP.

NOTE:

CEDAR MULCH

TREE RING SHALL

BE 36" DIA.

BACKFILL W/ 2/3 NATIVE SOIL & 1/3

COMPOST.  THOROUGHLY WATER

SETTLE

TIE GROMMETED NYLON STRAPS TO STAKE WITH WIRE.  WIRE

ENDS SHALL BE BENT BACK TO ELIMINATE BURRS AND WHITE PVC

PIPE ALONG ENTIRE LENGTH OF WIRE FOR VISUAL AND SAFETY

THAN FINISH GRADE

TOP OF ROOT CROWN TO BE 1" HIGHER

EXISTING SOIL

SLOW RELEASE FERTILIZER TABLET (TYP.)

DRIVE TWO (2) T-POST STAKES PER

TREE.

REMOVE WIRE CAGE AND/OR TWINE. OPEN BURLAP

AROUND TRUNK. CUT & REMOVE TOP 1/3 OF BURLAP

PLAN

THAN DIA. OF

24" GREATER

ROOTBALL

FINISH GRADE

T-POST

TREE TRUNK

WIRE, TYP.

NOTE: THE WIRE BETWEEN THE STAKE

AND THE TREE MUST HAVE SLACK

5
'
 
M

I
N

.

GROMMETED NYLON STRAP, TYP.

NOTE:

WIRE BASKETS AND TWINE SHALL BE COMPLETELY

REMOVED PRIOR TO TREE INSTALLATION.

THAN FINISH GRADE

TOP OF ROOT CROWN TO BE 1" HIGHER

DRIVE THREE (3) T-POSTS PER TREE

FOR TREES OVER 6' IN HEIGHT.

DRIVE TWO (2) T-POSTS FOR TREES

6' IN HEIGHT OR LESS. SPACE

ANCHORS EQUALLY AROUND TRUNK.

AVOID DAMAGE TO BRANCHES.

EXISTING SOIL

SLOW RELEASE FERTILIZER TABLET (TYP.)

BACKFILL W/ 2/3 NATIVE SOIL & 1/3

COMPOST.  THOROUGHLY WATER

SETTLE

REMOVE WIRE CAGE AND/OR TWINE. OPEN BURLAP

AROUND TRUNK. CUT & REMOVE TOP 1/3 OF BURLAP

18" MIN.,

TYP.

SECTION

12" MIN.

ROOTBALL

THAN DIA. OF

24" GREATER

FINISH GRADE

PLAN

TREE TRUNK

T-POST

GROMMETED NYLON STRAP, TYP.

WIRE, TYP.

NOTE: THE WIRE BETWEEN THE STAKE

AND THE TREE MUST HAVE SLACK

TOP OF ROOT CROWN TO

BE 1" HIGHER THAN

FINISH GRADE

NOTE:

WIRE BASKETS AND TWINE SHALL BE COMPLETELY

REMOVED PRIOR TO TREE INSTALLATION.

DECIDUOUS TREE PLANTING DETAIL CONIFER TREE PLANTING DETAIL

NOTE:

CEDAR MULCH TREE

RING SHALL BE 36" DIA.

2" MULCH
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TIE GROMMETED NYLON STRAPS TO STAKE WITH WIRE.  WIRE

ENDS SHALL BE BENT BACK TO ELIMINATE BURRS AND WHITE PVC

PIPE ALONG ENTIRE LENGTH OF WIRE FOR VISUAL AND SAFETY

SECTION

6
"

3
'

4 - #4 TOP

6 - #4 MIDDLE & BOTTOM

AND #4 STIRRUPS @ 18"

HOOK REINFORCE @

WALL ENDS

3/4", 45 DEG. CHAMFER,

ALL TOP EDGES

3/4" X 3/4" REVEAL, TYP.

ENSURE ADEQUATE

REINF. COVERAGE

BOTTOM OF WEEP SHALL MATCH

TOP OF ADJACENT PAVING, TYP.

FINISH GRADE OF

PLANTING BED

12"

DRAIN TO SLOPE 1/4" PER L.F.,

TYP.

JOINT SEALER CAULK,

TYP. FOR EXPANSION

JOINTS

EXPANSION JOINT,

TYPICAL

2" CLR

1
'
-
6

"

8"

1

2

"

TOOLED SCORE JOINTS TO A

DEPTH OF 1", PROVIDE AT 18"

SPACING ALONG TOP OF WALL

3/4" REVEAL, END 8" FROM ENDS

OF WALL, AS SHOWN

3/4" X 45 DEG. CHAMFER

AT TOP CORNERS

CAST IN PLACE CONCRETE WALL,

FILL EXPOSED FORM TIE HOLES,

PROVIDE LIGHT SANDBLAST FINISH

TO REMOVE FORM LINES AND

IRREGULARITIES

FINISH GRADE OF

PAVEMENT

ELEVATION

COMPACTED SUBGRADE

PER SOILS REPORT

1
'
-
6

"

4"

1"

PROVIDE AT 6' MAX.

SPACING, DRAIN ALONG

WALL, TYPICAL

NOTE:

1. CONCRETE SEAT WALLS TO BE

COLORED CONCRETE DAVIS COLOR

'SAN DIEGO BUFF'

2. CONCRETE SEATWALL SHALL SLOPE

UNIFORMLY WITH ADJACENT FINISH

GRADE.

3. WALL HEIGHTS SHALL BE STAKED IN

FIELD FOR APPROVAL OF OWNER'S

REP. PRIOR TO FORMING, TYPICAL.

20'-4"

22'-4"

3
'
-
5

1 2

"
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'
-
1

1
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"

2
'
-
1

1
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"
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-
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'
-
4
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CAST IN PLACE CONCRETE WALL, FILL

EXPOSED FORM TIE HOLES, PROVIDE

LIGHT SANDBLAST FINISH TO REMOVE

FORM LINES AND IRREGULARITIES
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Conditional Use Permit

1 Conditional Use 10/25/2016

LS 3

Site Details

Planting Details

DETAIL - PIPE BOLLARD

Site Furnishings

1. CONTRACTOR TO OBTAIN ALL INSTALLATION AND STRUCTURAL INFORMATION OR DRAWINGS

FROM MANUFACTURER PRIOR TO INSTALLATION.

2. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO SUBMIT ALL NECESSARY PERMIT DOCUMENTS

IF REQUIRED.

3. CONTRACTOR TO SUBMIT PRODUCT INFORMATION FOR OWNER'S REVIEW AND APPROVAL PRIOR

TO ORDERING

4. COORDINATE FINAL LOCATION OF ALL FURNISHINGS WITH OWNER PRIOR TO FINAL INSTALLATION

/ MOUNTING.

5. SUBSTITUTIONS ARE ALLOWED, FOR SPECIFIED PRODUCTS THAT ARE NO LONGER AVAILABLE, OR

IF A SUBSTANTIAL COST SAVINGS CAN BE REALIZED FOR THE OWNER BY USE OF AN ALTERNATE

AND EQUAL PRODUCT.  IF SUCH SUBSTITUTION OCCURS IT MUST BE SUBMITTED IN WRITING AND

APPROVED BY THE OWNER AND ANY GOVERNING AGENCIES.

DETAIL - BIKE RACK

PLANTING BED WALL DETAIL

Note: Conceptual only actual shape and dimensions may vary)

Note: Conceptual only actual shape and dimensioms may vary)
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Main Entry Perspective

2
Northeast Corner Perspective

3
Northwest Corner Perspective
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First Floor Plan
(100'-0")

0' - 0"

Plate
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R1

W2

R1 R2
R1

E32E
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E

D
FFD

BB
C

Full cutoff wall pack
egress lighting,
typical as shown all
elevations

Full cutoff step light, typical
as shown all elevations

Electrical gear.  Paint
to match stucco
accent background

L E D AR

2

A3.2

W1W3 W2 W3W3

B

E67

E28B

R1

Accent

Field

Accent

Field

Accent

Prefinished
OH steel door

Gas ServiceCondenssing Unit,
Re: Mechanical
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A0.4
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First Floor Plan
(100'-0")

0' - 0"

Plate
12' - 0"
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R2

R2 R1
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A3.2

Accent

Field

W2

W3

W3

W3W3

W3W2W1

Accent

Accent

Field

Painted hardboard trimPrefinished metal gutter
and open faced
downspouts, typical

Concrete
splashblocks,
typical

Accent

Field

A7.2

7

Condensation
unit, Re: Mech.

E
3
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5
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Interior Concrete Slab on Grade
- Ardex MC Rapid Moisture Control System at all locations of welded sheet
viny, rubber or sensitive moisture flooring over
-Concrete floor slab on grade (see structural for thickness, reinforcing and
  control joints) over
- 4" granular fill and
- Vapor barrier (15 Mil Stego Wrap) over
- Subgrade prepared per geotechnical report No. xxx.
NOTE:
* Refer to ACI Design Manual, Section 302.1.
** It is the responsilibility fo the GC to ensure that water does not
collect in the gravel layer below the slab. Pour slab immediately after
placing gravel and protect all openings and blockouts in the slab from
moisture penetration until they are infilled.
Provide unit cost for moisture testing for water vapor emmission and
sealing of the top surface.

Exterior Concrete
- Fiber reinforced 4" concrete floor slab (u.n.o.) on grade (4000 psi air
  entrained concrete) with
- Medium broom finish per plan with troweled edges and hand tooled joints
  (1/2 depth of slab at Max. 12'-0" O.C. ea. way w/ expansion joints at Max
  3:1 or 30'-0" ea. way over 4" granular fill and
- Subgrade prepared per geotechnical report No. 1112062A dated
  October 14, 2013.
- Refer to drawings (Arch., Landscape and Civil for indication of paving
  patterns and/or colored concrete)
Note:
* Provide 6" concrete at trash enclosure and generator pad.

WALL SYSTEMS

ROOF SYSTEMS

FLOOR SYSTEMS

SOFFIT SYSTEMS

W1 F1

F2
Modular Brick Veneer:  Part of 1-hr Exterior Wall Assembly WS6-1.5
- Modular brick running bond veneer w/ adjustable  ties attached through
sheathing to studs @ 16" o.c. ea. way.  Provide integral colored mortor
over
-See Wall System ' W1' for remainder and typcial exterior wall construction
assembly.

W2

W3

High Profile Asphalt Shingle - Part of 1-hr Roof/Ceiling Assembly GA File No. RC
2602
- 30 year asphalt high profile shingle over
- 1-layer, 15# felt (ASTM D 226, Type I)  with Ice & Water Shield @ all overhangs
and valleys. Provide from eave to 3' horizontal from outside wall on
- Sheathing per structural  (Min 15/32" Grade C-D)  Refer to assembly for
sheathing attachment to trusses over
- Pre-Engineered wood truss per Strutural with
- Composite, R-49 Min. unfaced fiberglass batt insulation and
-vapor barrier w/ taped seams (overlap vertical wall) with
-Ceiling type C1:  Double layer Type X, 5/8" GWB installed per assembly
Note:
* Provide galv. metal valley and stepped side wall flashing.
*Provide cont. 2" prefinished eave venting and Cor-A-Vent ridge ventilation per
details
* All exposed metal flashing and shapes shall be pre-finished, 24 GA
* Valleys: 16" wide galv. metal flashing over 36" wide Ice and Water Shield
membrane

Sto PowerWall NExT Stucco  System - 2-coat 1/2" Design Thickness
Provide 7-year material warranty
Part of 1-hr exterior walls per WS6-1.5
- Sto Powerflex elastomeric(Color and finish per exterior finish legend) over
- Sto PowerWall NExt xcratch and brown coat - 1/2" total thickness with
- Permalath (Permalath 1000 @ lower 4' all around, Permalath elsewhere)
-2.5 galv. metal lath attached per manf. recommendations through
- 1" Dow 60 insulation board (R5.5) with taped seams over
- 1-layer Tyvek Commercial Stucco Wrap with taped seams per manf
installation guidelines with Dupont Straight Flash and Flex Wrap RW at all
openings over
- 7/16" wood structural panels (OSB) applied vertically w/ blocked horiz.
joints on
- See W1 for remainder of assembly

S1 - 5/8" exterior grade DensGlas Gold sheathing w/ elastomeric coating to
match stucco finish on
-2x4 framing from fascia to wall.
-Provide blocking as necessary for max. 16" OC Support
-Provide continuous, 2" strip soffit
*See roof plan for locations, quantity and callout for exterior soffit vents.

R1

R2 Standing Seam Metal Roof -Part of 1-hr Roof/Ceiling Assembly GA File No.
RC 2602
-Pre-finished standing seam metal roofing by Berridge 'Cee-Lok' or
approved equal on
-1-layer, 30# felt (ASTM D 226 Type II) with Ice & Water Shield @ all
overhangs & continue 3'
min. from outside wall) over
- Sheathing per structural
- Pre-manf wood truss per Structural with
- Composite, R-49 Min. unfaced fiberglass batt insulation and
-vapor barrier w/ taped seams (overlap vertical wall) with
-Ceiling type C1:  Double layer Type X, 5/8" GWB installed per assembly
Note:
* Provide galv. metal valley and stepped side wall flashing.
*Provide cont. 2" prefinished eave venting and Cor-A-Vent ridge ventilation
per details
* All exposed metal flashing and shapes shall be pre-finished, 24 GA
* Valleys: 16" wide galv. metal flashing over 36" wide Ice and Water Shield
membrane

Stone Veneer:  Part of 1-hr Exterior Wall Assembly WS6-1.5
- Nom. 4" thick, sandstone veneer (Ashlar Pattern to match Laramie, Univ of
Wyoming) w/ corrugated galv. metal ties at approx. 16" OC ea. way w/
colored mortar, troweled and finished w/ cotton rope weeps   at 16" o.c. at first
coarse above grade over air space and
- 1" Dow 60 insulation board (R5.5)
- 1-layer Tyvek Drain Wrap OR Stucco Wrap with taped seams per manf
installation guidelines with Dupont Straight Flash and Flex Wrap RW at all
openings over
- 7/16" wood structural panels (OSB)  w/ joint reinforcement and blocked
horiz. panels per structural on
- 2x6 wood studs at spacing per assembly, typical, (16" OC)
- R-19 fiberglass unfaced batt insulation
- 6 Mil. polyvapor barrier. Tape seams and extend vertical to bottom of roof
truss.  Overlap and seal to horizontal assembly
-5/8" type X GWB.  Tape and level 4 finish UON.  See ID drawings for finish.

W3 W3 Continued

Note:
* Refer to Sto system specifications and installation instructions.
Comply with all appropriate manf. details.
* Provide control joints at 144 s.f. coordinated with architect and refer
to elevation locations

W4 Sto PowerWall over CMU
-Nom 8x8x16, flush struck concrete masonry units reinforced per details w/
-Sto Powerwall scratch and brown coat - 1/2" total thickness w/
-Sto Primer coat and Sto Finish coat to match building.
Note:
* Refer to Sto system specifications and installation instructions.  Provide
manf. recommended termination and corner details.

CEILING SYSTEMS

See Reflected Ceiling Plans Series A4 for ceiling types and Sheet
A0.2 for rated membrane ceiling assembly 'C1'.

Mechanical Floor
- (2) Layers of 3/4" Plywood Screwed and glued over
- 2x10 Framing, spaced per structural drawings
- Double layer Type X, 5/8" GWB installed per assembly GA File No: FC 5406

F3

5

Masonry Brick Veneer
-

Stone Veneer
-

High Profile Asphalt Shingles:
-Tamko Heritage, 30 year Warranty
-Color: Weathered Wood

Standing Seam Metal Roofing:
-Berridge Tee-Lok or equal
- Color: Berridge Champagne

Hard Coat Stucco:
-Field:  Light Tan
-Accent:  Dark Tan
-Trim:  Dark Tan

W3

R2

R1

W1

W2

Pre-finished Metal:
-Gutters and Downspouts:  Berridge 24 ga Medium Bronze

              -Coping:  Berridge 24 ga. Medium Bronze
              -Exposed drip flashings and misc. Metals:  Berridge 24ga. Medium Bronze

Aluminum Storefronts:
Entry Storefronts and Entry punched windows:  Tri-Fab Medium Bronze

Exposed AESS Steel:
              Structural Exposed Steel:  Painted
              Misc. Decorative Steel:  AESS Painted Steel
Precast Column Caps:

-6” Standard Gray Concrete

*All exterior mechanical and electrical equipment shall be painted to match
adjacent surfaces.

Exterior Finish Legend

Stucco Finish coat to match W3
-Color to match Field

S1
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First Floor Plan
(100'-0")

0' - 0"

Plate
12' - 0"

12810 5

A3.1

3

A3.2

3

A3.1

1

A3.2

B B B

R1

88' - 4" 12' - 6"

106' - 6"

Full cutoff step
light, typical as
shown all
elevations

35 49 6

B

E10

E08

B

E07

R1

W2

W3 W2W3

Premanufactured
aluminum
sunscreen

Condensor units, Re: Mech. Accent

Field

W3

RS Gluelam beam and
columns at entry
canopyPrefinished metal

gutter and open
faced downspouts,
typical.

Painted
hardboard fascia
board, typical

Accent

Accent

RS Gluelam beam at patio

Condensor units,
Re: Mech.

5

7

First Floor Plan
(100'-0")

0' - 0"

Plate
12' - 0"

1 2 10
5

A3.1

3

A3.2

3

A3.1

Gas service entry

54 7
R1

R1

W3 W2W2 W3

B

E28A
E35

Condensation unit, Re: Mech.

69' - 4"

12' - 0" 21' - 9 1/2" 35' - 6 1/2"

Accent

Field

Prefinished metal gutter
and open faced
downspout, typical.

Painted hardboard
fascia, typical

Masonry Brick Veneer
-

Stone Veneer
-

High Profile Asphalt Shingles:
-Tamko Heritage, 30 year Warranty
-Color: Weathered Wood

Standing Seam Metal Roofing:
-Berridge Tee-Lok or equal
- Color: Berridge Champagne

Hard Coat Stucco:
-Field:  Light Tan
-Accent:  Dark Tan
-Trim:  Dark Tan

W3

R2

R1

W1

W2

Pre-finished Metal:
-Gutters and Downspouts:  Berridge 24 ga Medium Bronze

              -Coping:  Berridge 24 ga. Medium Bronze
              -Exposed drip flashings and misc. Metals:  Berridge 24ga. Medium Bronze

Aluminum Storefronts:
Entry Storefronts and Entry punched windows:  Tri-Fab Medium Bronze

Exposed AESS Steel:
              Structural Exposed Steel:  Painted
              Misc. Decorative Steel:  AESS Painted Steel
Precast Column Caps:

-6” Standard Gray Concrete

*All exterior mechanical and electrical equipment shall be painted to match
adjacent surfaces.

Exterior Finish Legend

Stucco Finish coat to match W3
-Color to match Field

S1

Refer to product information
for pipe diameter
application. Re: Plumbing
and Mechanical for location
and size of wall
penetrations.

Lap weather barrier over top
of flashing product and tape
sides per manf. installation
specifications.

Quickflash product
www.quickflashproducts.com
or similar at all horizontal penetrations to
exterior weather barrier. No exception taken.

Front View

Side
Section

View

Spray foam insulation all
around penetration, Typ.

Sealant all around

First Floor Plan
(100'-0")

0' - 0"

Plate
12' - 0"

1 2

5

A3.1

5

B B

Exposed glue-lam
column and
beams at entry
canopy beyond

Stone entry
columns beyond

Accent

Field

W1

W2

W3

R1

R1

Interior Concrete Slab on Grade
- Ardex MC Rapid Moisture Control System at all locations of welded sheet
viny, rubber or sensitive moisture flooring over
-Concrete floor slab on grade (see structural for thickness, reinforcing and
  control joints) over
- 4" granular fill and
- Vapor barrier (15 Mil Stego Wrap) over
- Subgrade prepared per geotechnical report No. xxx.
NOTE:
* Refer to ACI Design Manual, Section 302.1.
** It is the responsilibility fo the GC to ensure that water does not
collect in the gravel layer below the slab. Pour slab immediately after
placing gravel and protect all openings and blockouts in the slab from
moisture penetration until they are infilled.
Provide unit cost for moisture testing for water vapor emmission and
sealing of the top surface.

Exterior Concrete
- Fiber reinforced 4" concrete floor slab (u.n.o.) on grade (4000 psi air
  entrained concrete) with
- Medium broom finish per plan with troweled edges and hand tooled joints
  (1/2 depth of slab at Max. 12'-0" O.C. ea. way w/ expansion joints at Max
  3:1 or 30'-0" ea. way over 4" granular fill and
- Subgrade prepared per geotechnical report No. 1112062A dated
  October 14, 2013.
- Refer to drawings (Arch., Landscape and Civil for indication of paving
  patterns and/or colored concrete)
Note:
* Provide 6" concrete at trash enclosure and generator pad.

WALL SYSTEMS

ROOF SYSTEMS

FLOOR SYSTEMS

SOFFIT SYSTEMS

W1 F1

F2
Modular Brick Veneer:  Part of 1-hr Exterior Wall Assembly WS6-1.5
- Modular brick running bond veneer w/ adjustable  ties attached through
sheathing to studs @ 16" o.c. ea. way.  Provide integral colored mortor
over
-See Wall System ' W1' for remainder and typcial exterior wall construction
assembly.

W2

W3

High Profile Asphalt Shingle - Part of 1-hr Roof/Ceiling Assembly GA File No. RC
2602
- 30 year asphalt high profile shingle over
- 1-layer, 15# felt (ASTM D 226, Type I)  with Ice & Water Shield @ all overhangs
and valleys. Provide from eave to 3' horizontal from outside wall on
- Sheathing per structural  (Min 15/32" Grade C-D)  Refer to assembly for
sheathing attachment to trusses over
- Pre-Engineered wood truss per Strutural with
- Composite, R-49 Min. unfaced fiberglass batt insulation and
-vapor barrier w/ taped seams (overlap vertical wall) with
-Ceiling type C1:  Double layer Type X, 5/8" GWB installed per assembly
Note:
* Provide galv. metal valley and stepped side wall flashing.
*Provide cont. 2" prefinished eave venting and Cor-A-Vent ridge ventilation per
details
* All exposed metal flashing and shapes shall be pre-finished, 24 GA
* Valleys: 16" wide galv. metal flashing over 36" wide Ice and Water Shield
membrane

Sto PowerWall NExT Stucco  System - 2-coat 1/2" Design Thickness
Provide 7-year material warranty
Part of 1-hr exterior walls per WS6-1.5
- Sto Powerflex elastomeric(Color and finish per exterior finish legend) over
- Sto PowerWall NExt xcratch and brown coat - 1/2" total thickness with
- Permalath (Permalath 1000 @ lower 4' all around, Permalath elsewhere)
-2.5 galv. metal lath attached per manf. recommendations through
- 1" Dow 60 insulation board (R5.5) with taped seams over
- 1-layer Tyvek Commercial Stucco Wrap with taped seams per manf
installation guidelines with Dupont Straight Flash and Flex Wrap RW at all
openings over
- 7/16" wood structural panels (OSB) applied vertically w/ blocked horiz.
joints on
- See W1 for remainder of assembly

S1 - 5/8" exterior grade DensGlas Gold sheathing w/ elastomeric coating to
match stucco finish on
-2x4 framing from fascia to wall.
-Provide blocking as necessary for max. 16" OC Support
-Provide continuous, 2" strip soffit
*See roof plan for locations, quantity and callout for exterior soffit vents.

R1

R2 Standing Seam Metal Roof -Part of 1-hr Roof/Ceiling Assembly GA File No.
RC 2602
-Pre-finished standing seam metal roofing by Berridge 'Cee-Lok' or
approved equal on
-1-layer, 30# felt (ASTM D 226 Type II) with Ice & Water Shield @ all
overhangs & continue 3'
min. from outside wall) over
- Sheathing per structural
- Pre-manf wood truss per Structural with
- Composite, R-49 Min. unfaced fiberglass batt insulation and
-vapor barrier w/ taped seams (overlap vertical wall) with
-Ceiling type C1:  Double layer Type X, 5/8" GWB installed per assembly
Note:
* Provide galv. metal valley and stepped side wall flashing.
*Provide cont. 2" prefinished eave venting and Cor-A-Vent ridge ventilation
per details
* All exposed metal flashing and shapes shall be pre-finished, 24 GA
* Valleys: 16" wide galv. metal flashing over 36" wide Ice and Water Shield
membrane

Stone Veneer:  Part of 1-hr Exterior Wall Assembly WS6-1.5
- Nom. 4" thick, sandstone veneer (Ashlar Pattern to match Laramie, Univ of
Wyoming) w/ corrugated galv. metal ties at approx. 16" OC ea. way w/
colored mortar, troweled and finished w/ cotton rope weeps   at 16" o.c. at first
coarse above grade over air space and
- 1" Dow 60 insulation board (R5.5)
- 1-layer Tyvek Drain Wrap OR Stucco Wrap with taped seams per manf
installation guidelines with Dupont Straight Flash and Flex Wrap RW at all
openings over
- 7/16" wood structural panels (OSB)  w/ joint reinforcement and blocked
horiz. panels per structural on
- 2x6 wood studs at spacing per assembly, typical, (16" OC)
- R-19 fiberglass unfaced batt insulation
- 6 Mil. polyvapor barrier. Tape seams and extend vertical to bottom of roof
truss.  Overlap and seal to horizontal assembly
-5/8" type X GWB.  Tape and level 4 finish UON.  See ID drawings for finish.

W3 W3 Continued

Note:
* Refer to Sto system specifications and installation instructions.
Comply with all appropriate manf. details.
* Provide control joints at 144 s.f. coordinated with architect and refer
to elevation locations

W4 Sto PowerWall over CMU
-Nom 8x8x16, flush struck concrete masonry units reinforced per details w/
-Sto Powerwall scratch and brown coat - 1/2" total thickness w/
-Sto Primer coat and Sto Finish coat to match building.
Note:
* Refer to Sto system specifications and installation instructions.  Provide
manf. recommended termination and corner details.

CEILING SYSTEMS

See Reflected Ceiling Plans Series A4 for ceiling types and Sheet
A0.2 for rated membrane ceiling assembly 'C1'.

Mechanical Floor
- (2) Layers of 3/4" Plywood Screwed and glued over
- 2x10 Framing, spaced per structural drawings
- Double layer Type X, 5/8" GWB installed per assembly GA File No: FC 5406

F3
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Interior Concrete Slab on Grade
- Ardex MC Rapid Moisture Control System at all locations of welded sheet
viny, rubber or sensitive moisture flooring over
-Concrete floor slab on grade (see structural for thickness, reinforcing and
  control joints) over
- 4" granular fill and
- Vapor barrier (15 Mil Stego Wrap) over
- Subgrade prepared per geotechnical report No. xxx.
NOTE:
* Refer to ACI Design Manual, Section 302.1.
** It is the responsilibility fo the GC to ensure that water does not
collect in the gravel layer below the slab. Pour slab immediately after
placing gravel and protect all openings and blockouts in the slab from
moisture penetration until they are infilled.
Provide unit cost for moisture testing for water vapor emmission and
sealing of the top surface.

Exterior Concrete
- Fiber reinforced 4" concrete floor slab (u.n.o.) on grade (4000 psi air
  entrained concrete) with
- Medium broom finish per plan with troweled edges and hand tooled joints
  (1/2 depth of slab at Max. 12'-0" O.C. ea. way w/ expansion joints at Max
  3:1 or 30'-0" ea. way over 4" granular fill and
- Subgrade prepared per geotechnical report No. 1112062A dated
  October 14, 2013.
- Refer to drawings (Arch., Landscape and Civil for indication of paving
  patterns and/or colored concrete)
Note:
* Provide 6" concrete at trash enclosure and generator pad.

WALL SYSTEMS

ROOF SYSTEMS

FLOOR SYSTEMS

SOFFIT SYSTEMS

W1 F1

F2
Modular Brick Veneer:  Part of 1-hr Exterior Wall Assembly WS6-1.5
- Modular brick running bond veneer w/ adjustable  ties attached through
sheathing to studs @ 16" o.c. ea. way.  Provide integral colored mortor
over
-See Wall System ' W1' for remainder and typcial exterior wall construction
assembly.

W2

W3

High Profile Asphalt Shingle - Part of 1-hr Roof/Ceiling Assembly GA File No. RC
2602
- 30 year asphalt high profile shingle over
- 1-layer, 15# felt (ASTM D 226, Type I)  with Ice & Water Shield @ all overhangs
and valleys. Provide from eave to 3' horizontal from outside wall on
- Sheathing per structural  (Min 15/32" Grade C-D)  Refer to assembly for
sheathing attachment to trusses over
- Pre-Engineered wood truss per Strutural with
- Composite, R-49 Min. unfaced fiberglass batt insulation and
-vapor barrier w/ taped seams (overlap vertical wall) with
-Ceiling type C1:  Double layer Type X, 5/8" GWB installed per assembly
Note:
* Provide galv. metal valley and stepped side wall flashing.
*Provide cont. 2" prefinished eave venting and Cor-A-Vent ridge ventilation per
details
* All exposed metal flashing and shapes shall be pre-finished, 24 GA
* Valleys: 16" wide galv. metal flashing over 36" wide Ice and Water Shield
membrane

Sto PowerWall NExT Stucco  System - 2-coat 1/2" Design Thickness
Provide 7-year material warranty
Part of 1-hr exterior walls per WS6-1.5
- Sto Powerflex elastomeric(Color and finish per exterior finish legend) over
- Sto PowerWall NExt xcratch and brown coat - 1/2" total thickness with
- Permalath (Permalath 1000 @ lower 4' all around, Permalath elsewhere)
-2.5 galv. metal lath attached per manf. recommendations through
- 1" Dow 60 insulation board (R5.5) with taped seams over
- 1-layer Tyvek Commercial Stucco Wrap with taped seams per manf
installation guidelines with Dupont Straight Flash and Flex Wrap RW at all
openings over
- 7/16" wood structural panels (OSB) applied vertically w/ blocked horiz.
joints on
- See W1 for remainder of assembly

S1 - 5/8" exterior grade DensGlas Gold sheathing w/ elastomeric coating to
match stucco finish on
-2x4 framing from fascia to wall.
-Provide blocking as necessary for max. 16" OC Support
-Provide continuous, 2" strip soffit
*See roof plan for locations, quantity and callout for exterior soffit vents.

R1

R2 Standing Seam Metal Roof -Part of 1-hr Roof/Ceiling Assembly GA File No.
RC 2602
-Pre-finished standing seam metal roofing by Berridge 'Cee-Lok' or
approved equal on
-1-layer, 30# felt (ASTM D 226 Type II) with Ice & Water Shield @ all
overhangs & continue 3'
min. from outside wall) over
- Sheathing per structural
- Pre-manf wood truss per Structural with
- Composite, R-49 Min. unfaced fiberglass batt insulation and
-vapor barrier w/ taped seams (overlap vertical wall) with
-Ceiling type C1:  Double layer Type X, 5/8" GWB installed per assembly
Note:
* Provide galv. metal valley and stepped side wall flashing.
*Provide cont. 2" prefinished eave venting and Cor-A-Vent ridge ventilation
per details
* All exposed metal flashing and shapes shall be pre-finished, 24 GA
* Valleys: 16" wide galv. metal flashing over 36" wide Ice and Water Shield
membrane

Stone Veneer:  Part of 1-hr Exterior Wall Assembly WS6-1.5
- Nom. 4" thick, sandstone veneer (Ashlar Pattern to match Laramie, Univ of
Wyoming) w/ corrugated galv. metal ties at approx. 16" OC ea. way w/
colored mortar, troweled and finished w/ cotton rope weeps   at 16" o.c. at first
coarse above grade over air space and
- 1" Dow 60 insulation board (R5.5)
- 1-layer Tyvek Drain Wrap OR Stucco Wrap with taped seams per manf
installation guidelines with Dupont Straight Flash and Flex Wrap RW at all
openings over
- 7/16" wood structural panels (OSB)  w/ joint reinforcement and blocked
horiz. panels per structural on
- 2x6 wood studs at spacing per assembly, typical, (16" OC)
- R-19 fiberglass unfaced batt insulation
- 6 Mil. polyvapor barrier. Tape seams and extend vertical to bottom of roof
truss.  Overlap and seal to horizontal assembly
-5/8" type X GWB.  Tape and level 4 finish UON.  See ID drawings for finish.

W3 W3 Continued

Note:
* Refer to Sto system specifications and installation instructions.
Comply with all appropriate manf. details.
* Provide control joints at 144 s.f. coordinated with architect and refer
to elevation locations

W4 Sto PowerWall over CMU
-Nom 8x8x16, flush struck concrete masonry units reinforced per details w/
-Sto Powerwall scratch and brown coat - 1/2" total thickness w/
-Sto Primer coat and Sto Finish coat to match building.
Note:
* Refer to Sto system specifications and installation instructions.  Provide
manf. recommended termination and corner details.

CEILING SYSTEMS

See Reflected Ceiling Plans Series A4 for ceiling types and Sheet
A0.2 for rated membrane ceiling assembly 'C1'.

Mechanical Floor
- (2) Layers of 3/4" Plywood Screwed and glued over
- 2x10 Framing, spaced per structural drawings
- Double layer Type X, 5/8" GWB installed per assembly GA File No: FC 5406

F3

5

Masonry Brick Veneer
-

Stone Veneer
-

High Profile Asphalt Shingles:
-Tamko Heritage, 30 year Warranty
-Color: Weathered Wood

Standing Seam Metal Roofing:
-Berridge Tee-Lok or equal
- Color: Berridge Champagne

Hard Coat Stucco:
-Field:  Light Tan
-Accent:  Dark Tan
-Trim:  Dark Tan

W3

R2

R1

W1

W2

Pre-finished Metal:
-Gutters and Downspouts:  Berridge 24 ga Medium Bronze

              -Coping:  Berridge 24 ga. Medium Bronze
              -Exposed drip flashings and misc. Metals:  Berridge 24ga. Medium Bronze

Aluminum Storefronts:
Entry Storefronts and Entry punched windows:  Tri-Fab Medium Bronze

Exposed AESS Steel:
              Structural Exposed Steel:  Painted
              Misc. Decorative Steel:  AESS Painted Steel
Precast Column Caps:

-6” Standard Gray Concrete

*All exterior mechanical and electrical equipment shall be painted to match
adjacent surfaces.

Exterior Finish Legend

Stucco Finish coat to match W3
-Color to match Field

S1
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City of Laramie  
Planning Division 
P.O. Box C 
Laramie, WY  82073 
 

 

Telephone: (307) 721-5207 
Fax: (307) 721-5248 

 

 

 

LARAMIE PLANNING COMMISSION   
JANUARY 23, 2017 

STAFF REPORT 
 

 
FILE: FP-16-04 Stagecoach Ridge Subdivision, 1st Addition Final 

Plat 

REQUEST: A Final Plat creating six residential lots on a 1.58 acre tract of land 

LOCATION: Generally located east of Falcon Court and north of Beaufort 
Street 

APPLICANT(S)/AGENT: BLT, LLC/ Christie Roberts (Gertsch-Baker Engineering & Design)  

OWNER:  BLT, LLC 

PURPOSE:  Residential lots for future sale and development   

CURRENT ZONING: R1 (Single-Family Residential) District 

PREPARED BY: Eric Conner, Associate Planner 

 

 
RECOMMENDED MOTION: 
 
Move to recommend approval to the City Council the Stagecoach Ridge Subdivision, 1st Filing 
Subdivision Final Plat, based on findings of fact and conclusions of law. 
  
APPLICABLE CITY CODE SECTION(S): 
 
Final Plats must be reviewed by the Planning Commission and City Council.  Planning Commission 
action is forwarded to the City Council as a recommendation.  
 

 Laramie Comprehensive Plan  

 Major Street and Highway Plan  

 Laramie Municipal Code Title 15, Unified Development Code 

 Wyoming State Statutes Title 15 Cities and Towns, Article 5 Planning 

 Wyoming State Statutes Title 34 Property Conveyances and Security Transactions, Chapter 
12 Platting and Dedication 

 
  



January 23, 2017                     FP-16-04 Stagecoach Subdivision 1st Addition 

  Page 2 

BACKGROUND: 
 
The proposed Final Plat is within the City limits, and will create six residential lots on a 1.58 acre tract 
of land generally located east of Falcon Court and north of Beaufort Street.  The Preliminary Plat was 
approved by the Planning Commission on July 11, 2016, and by the City Council on August 2, 2016. 
 
This Final Plat will create a temporary turnaround for fire and emergency vehicles on the north end of 
‘Deadwood Court’, City Staff is currently developing language for a ‘temporary turnaround 
agreement’ that would give the City of Laramie access to use the turnaround in these situations, 
while the developer will be required to maintain the turnaround. 
 
A Variance request (VAR-16-05) was applied for after the establishment of the Stagecoach Ridge 
Subdivision Preliminary Plat. The Variance requested was to grant relief from LMC standard 
15.16.040.J which requires that all communication and power lines be undergrounded. This Variance 
request was denied by the City of Laramie Board of Adjustment on September 12, 2016; requiring 
that the power lines located within the bounds of the Stagecoach Ridge Subdivision be 
undergrounded at the time of final platting. The 25 foot easement for the power lines associated with 
VAR-16-05 are immediately north of the proposed lots for Stagecoach Ridge Subdivision, 1st 
addition, and thus outside the scope of this Final Plat, therefore they are not required by staff to be 
buried in conjunction with this Final Plat. Platting any lots to the north on ‘Deadwood Court’ will 
require undergrounding. 
 
SURROUNDING LAND USE AND ZONING:   
 
The property is currently zoned R1 (Single-Family Residential District) and is undeveloped.     
 

 
Future Land Use 
Designation (Map 3.2) 

Zoning Land Use 

Subject 
Property 

(SR) Suburban Residential 
R1 Single-Family 
Residential 

Currently Undeveloped 

North 
(SR) Suburban Residential/ 
(SC) Suburban Commercial 

R1 Single-Family 
Residential / TO 
Technology and 
Office  

Undeveloped / Cirrus Sky Tech 
Park 

East (SR) Suburban Residential 
R1 Single-Family 
Residential 

Currently Undeveloped 

South (SR) Suburban Residential 
R1 Single-Family 
Residential 

Single-Family homes 

West (SR) Suburban Residential 
R1 Single-Family 
Residential 

Single-Family homes 
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APPLICABILITY TO THE COMPREHENSIVE PLAN: 
 
Future Land Use: 
 
The Comprehensive Plan Future Land Use Plan (Map 3.2) shows this area as Suburban Residential. 
The Suburban Residential category provides for what is considered more contemporary 
neighborhoods noted for their larger lots, privacy fences, open areas and single-family detached 
houses. Comparable zoning districts to Suburban Residential are LR (Limited Single-Family 
Residential) District and R1 (Single-Family Residential) District. This area is zoned R1.  
 
As filed, the proposed final plat complies with the Land Use Plan and does not prohibit future 
development in accordance with the Plan.      
 
Street Layout: 
 
This Final Plat includes the partial development of a local residential street, Deadwood Court, which 
connects to Beaufort Street. The applicant will not be completing Deadwood Court at this time, thus a 
temporary turnaround on the north end of the developed portion of the street will be created as an 
emergency turnaround. 
 
Beaufort Street is already platted and is not included as a part of this Final Plat. 
 
All streets within this Final Plat are local streets and will be constructed concurrently with 
development. All streets will be constructed according to the design standards set by the City of 
Laramie. A minimum right-of-way of 60 feet will be maintained for local streets. The contractor is 
proposing to use the City of Laramie roll-over curb section which is consistent with other residential 
streets. The vertical alignments on all proposed streets are within the design standards specified by 
the City of Laramie.  
 
PROJECT DESIGN AND ADDITIONAL ANALYSIS: 
 
Lot Layout: 
 
The proposed Final Plat consists of 6 lots, averaging approximately 8706 sq. ft. in size. The lots are 
intended for single-family detached development. All lots within the Final Plat meet R1 dimensional 
requirements set forth in LMC 15.12. 
 
Park Land Dedication 
 
Park land dedication is required with the establishment of new residential subdivision pursuant to 
LMC §15.14.070, cash in-lieu contributions to the park land dedication fund are accepted for any park 
land dedication less than 5 acres (LMC 15.14.070.B.8). Cash in-lieu fee total for this Final Plat is 
$4,139.10. 
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Stormwater Management: 
 
Drainage plans have been reviewed and approved by the City Engineer. All drainage is handled 
regionally and is designed to drain to the existing City infrastructure in Beaufort Street and to a 
detention pond located at 22nd Street & Nighthawk Drive.   
 
Water and Sewer Service: 
 
This subdivision will be served by City water and sewer. It has been determined by the applicant’s 
engineer with the Preliminary Plat (PP-16-02) that adequate water supply and volume exists in this 
location as well as adequate sewer capacity for maximum build out of the subdivision.  
 
ANALYSIS OF REQUIRED FINDINGS FOR FINAL PLATS: 
 
The following findings must be made in the affirmative in order to approve the Final Plat:  
 

1. The proposed Final Plat complies with the conditions of approval of the Preliminary 
Plat. 
 
Staff Response: The Final Plat complies with the conditions of approval of the Preliminary 
Plat.  The project will connect to City water and sewer, and is required to construct 
improvements per Laramie Municipal Code.    

 
2. The layout and design of the proposed final plat is in substantial compliance with the 

approved preliminary plat. 
 
Staff Response: The layout and design of the proposed Final Plat is in substantial compliance 
with the Preliminary Plat. 

 
3. The subdivision improvement plans have been reviewed and approved for 

construction. 
 

Staff Response: The subdivision improvement plans have been reviewed by City staff and 
have been approved for construction.    

 
4. The applicant has completed applicable improvement agreement(s) for construction 

of the required public improvements. 
 

Staff Response: The applicant has not yet finalized the financial security, but will be required 
to provide the required Development Completion agreement and associated financial security 
prior to City Council approval. 

 
PUBLIC COMMENTS:   
 
Staff has received one public comment related to this project, regarding the undergrounding of 
power lines. Public notice was mailed on November 10, 2016 and published in the Laramie 
Boomerang on November 12, 2016. 
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FINDINGS OF FACT AND CONCLUSIONS OF LAW: 
 
Findings of Fact: 
 

 The Final Plat complies with the above approval criteria for Final Plats. 
 

Conclusions of Law: 
 

 The applicant is proceeding in accordance with requirements of and Wyoming State Statutes, Title 
34 and Laramie Municipal Code Title 15.   

 
ALTERNATIVES: 

 
1. Approve the Final Plat based on findings of fact and conclusions of law (Staff 

recommendation); 
2. Deny the Final Plat based on findings of fact;  
3. Postpone the Final Plat until issues identified during the meeting can be resolved. 
 
STAFF RECOMMENDATION: 
 
Move to recommend approval to the City Council the Stagecoach Ridge Subdivision, 1st Addition 
Final Plat, based on findings of fact and conclusions of law. 
 
ATTACHMENTS 

 
1. Vicinity Map 
2. Final Plat: Stagecoach Subdivision 
3. Approved Preliminary Plat 
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LARAMIE PLANNING COMMISSION 

 (SITTING AS THE LARAMIE BOARD OF ADJUSTMENT)  
JANUARY 23, 2017 

STAFF REPORT 
 

  

 

STAFF RECOMMENDED MOTION: 
 
Move to deny the requested variance from Laramie Municipal Code LMC § 15.12.010.A.15 – Alleys, 
based on findings of fact and conclusions of law. 
 
APPLICABLE CODE SECTIONS 
 
LMC § 15.18.010.A.15 [Alleys] 
 
Authority for consideration and granting of variances is found in LMC §15.06.060.D [Variances]. 
 
BACKGROUND/DISCUSSION: 
 
General Information 
 
This Variance application is associated with a Type 3 Site Plan application for the development of a 
new multi-family development on a lot at 417 Fremont Street. Currently, the site is developed with a 
complex of professional offices. The proposed development would demolish the existing building and 
create eight new apartment dwellings on the site, with garages and paved parking located off the 
alley. 
 

City of Laramie  
Planning Division 
P.O. Box C 
Laramie, WY  82073 
 

FILE: VAR-16-10: 417 Fremont Street- Alley Paving Requirements 
 

REQUEST: Variance from LMC § 15.18.010.A.15 (Alleys) that would grant relief 
from City of Laramie standards for the required paving of alleyways in 
association with new development. 

LOCATION: 417 Fremont Street     

APPLICANT(S): Jensen LaPlante Development 

OWNER:  417 Fremont Partners, LLC 

PURPOSE:  Variance from LMC § 15.18.010.A.15 (Alleys) that would grant relief 
from City of Laramie standards for the required paving of alleyways in 
association with new development.    
 

CURRENT ZONING: B2/ ROB Overlay (Business/ Residential Overlay for Business) 

PREPARED BY: Eric Conner, Associate Planner 

 

Telephone: (307) 721-5207 
Fax: (307) 721-5248 
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Laramie Municipal Code section 15.18.010.A.15 states that, “Alleys shall be at least 30 feet in width, 
paved and dedicated to the city as rights-of-way.” Per Laramie Municipal Code, any new 
development is required to conform to the development standards of the Code, which includes public 
improvements. Currently, the alleyway is approximately 16’ across and gravel; the alley is flanked by 
developed property, so it is not required to be 30’ in width. Without Variance approval, the applicants 
would be required to pave the alley only for the length of their lot, which is approximately 88 feet. 
 
DEPARTMENT REVIEW: 
 
The application was routed to other City departments for review and comment per standard 
procedure. Based upon the applicant’s submitted information, the City Engineering Division 
expressed concerns that the level of maintenance for the alley would need to be increased which 
could be addressed through the paving of the alley, and recommended denial. This Variance as 
proposed and conditioned does not meet staff’s required findings for approval.  
 
FINDINGS OF FACT FOR VARIANCE: 
 
Pursuant to LMC §15.06.060.D [Specific Review Procedures – Variances], the Board of Adjustment 
must find that all of the following criteria have been met in order to approve any variance in this case: 
 

(a) There are special circumstances or conditions, fully described in the board’s findings, 
that are peculiar to the land or building for which the adjustment is sought and do not 
apply generally to land or buildings in the neighborhood, and have not resulted from 
any act of the applicant subsequent to the adoption of the code, such as irregularity, 
narrowness, or shallowness of lot, or exceptional topographical conditions. 
 
Staff Response:  Staff believes that there are no special circumstances or conditions about 
this portion of the alleyway in question. Generally, the alleyways in this portion of town are 
unpaved, however the alley would be required to be paved if the lots were to be redeveloped 
with more intense uses. 

 
(b) The circumstances or conditions are such that the strict application of the provisions 

of the code would deprive the applicant of the reasonable use of such land or building. 
 
Staff Response: Staff does not believe strict application of the code would not potentially 
deprive the property owner the ability to use the property. Based upon basic estimates, staff 
does not believe that the costs associated with paving would have a large impact on the 
overall cost of the project. 

 
(c) If applicable, the circumstances or conditions are such that the strict application of the 

provisions of the code would deprive the applicant of access to alternative forms of 
energy such as solar or wind power. 
 
Staff Response: Not applicable.  No solar or wind power devices are being sought in this 
context and the variance being requested would not deprive the applicant of access to 
alternative forms of energy.  
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(d) The granting of the adjustment is necessary for the reasonable use thereof and 
the adjustment as granted is the minimum adjustment that will accomplish this 
purpose;  

 
Staff Response: The opinion of Staff is that reasonable use of the property can be 
established with Variance approval, as stated in finding (b). The minimum adjustment 
necessary would be no variance. 

 
(e) The granting of the variance is in harmony with the general purposes and intent of 

the code and will not be injurious to the neighborhood or otherwise detrimental to 
the public welfare;  

 
Staff Response: Staff believes that granting this variance would not be injurious to the 
neighborhood or detrimental to the public welfare, as there are many alleys throughout 
the City of Laramie, and this neighborhood that are unpaved.  

 
(f) The variance, if granted, will not alter the essential character of the neighborhood or 

district in which the property is located, nor substantially or permanently impair the 
appropriate use or development of adjacent property.  

 
Staff Response:  A variance to the paving of this alley would not significantly alter the 
essential character of the neighborhood. As stated, many of the alleys in this neighborhood 
are unpaved; furthermore, on this specific block, there are other developments that contain 
parking off of the northern portions of this alley. 
 

PUBLIC COMMENTS: 
 
Legal notice was published in the Laramie Boomerang on January 8, 2017.  Letters were sent to 
surrounding property owners within 300 feet of the subject property on January 5, 2017. Staff has 
received no public comments regarding this request. 
 
ALTERNATIVES: 
 
1. Approve the variance as submitted by the applicant, based on findings of fact and conclusions of 

law. The Board of Adjustment is required to make appropriate findings of fact and conclusions of 
law and state reasons for approval. 

2. Approve the variance subject to conditions, based on findings of fact and conclusions of law.  
3. Deny the variance based on findings of denial. (Staff’s Recommendation) 
4.  Postpone the variance until issues identified during the meeting can be resolved. 
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CONCLUSION OF FINDINGS AND STAFF RECOMMENDATION/ BOARD OF ADJUSTMENT 
OPTIONS:  
 
All of the required findings, statutorily necessary for granting a variance as detailed in the staff report 
above, cannot be made; therefore:  
 
Move to deny the requested variance from Laramie Municipal Code §15.18.010.A.15 - Alleys, based 
on findings of fact and conclusions of law. 
 
Note: If the Board of Adjustment desires to approve the variance, the Board will need to make the 
required positive findings prior to approval. Also, if the Board decides to grant the approval of this 
variance with conditions, the Board may condition the approval with requirements deemed 
appropriate to the project. 
 
ATTACHMENTS: 

1. Vicinity Map (1 page) 
2. Site Plan (2 pages) 
3. Applicant’s Cover Letter (1 page) 
4. Exhibit to Variance Request Letter (1 page) 
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December 8, 2016 

Eric Conner 
Associate Planner 
City of Laramie, Planning Division 
PO Box C, Laramie, WY 82073 
 

RE:  417 Fremont Apartments 

SUBJ: Alley Variance Request 

 

Dear Mr. Conner: 

Please allow this correspondence to serve as our official request for a variance from code section 

15.18.010.A.15 related to paving requirements for the adjacent alley at our proposed 417 Fremont 

Apartment project.  See attached variance request application for additional details. 

Thank you in advance for your support. 

 

Sincerely, 

 

Jeff Jensen 

Manager 

 

 



 

 

Exhibit to Variance Request Letter (417 Fremont Apartments) 

 

REQUIRED FINDINGS FOR APPROVAL OF A VARIANCE: (LMC 15.06.060.D.2.e.(ii))  

The application must include a written response addressing each of the following points:  

1. There are special circumstances or conditions, fully described in the board's findings, that are peculiar 

to the land or building for which the adjustment is sought and do not apply generally to land or buildings 

in the neighborhood, and have not resulted from any act of the applicant subsequent to the adoption of 

the code, such as irregularity, narrowness, or shallowness of lot, or exceptional topographical 

conditions;  The requirement to pave the alley behind our proposed apartment project does not fit with 

the overall neighborhood as all other alleys are not paved.  We prefer to keep the entire length of the 

alley consistent. 

2. The circumstances or conditions are such that the strict application of the provisions of the code 

would deprive the applicant of the reasonable use of the land or building; N/A 

3. If applicable, the circumstances or conditions are such that the strict application of the provisions of 

the code would deprive the applicant of access to alternative forms of energy such as solar and wind 

power; N/A 

4. The granting of the adjustment is necessary for the reasonable use thereof and the adjustment as 

granted is the minimum adjustment that will accomplish this purpose; Utilizing the existing alley “as-is” 

will allow reasonable use of 417 Fremont. 

5. The granting of the variance is in harmony with the general purposes and intent of the code and will 

not be injurious to the neighborhood or otherwise detrimental to the public welfare; and The variance 

will not be detrimental to the neighborhood. 

6. The variance, if granted, will not alter the essential character of the neighborhood or district in which 

the property is located, nor substantially or permanently impair the appropriate use or development of 

adjacent property. The variance will align with character of the existing neighborhood and will not 

impair the use of the alley. 
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