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 130110 00 The Laramie County Planning Commission met in regular session on Thursday,  
 January 10, 2013 at 3:30 p.m. 
  
 Members in attendance were:  Jody Clark, Chairman; Commissioners Frank  
 Cole, Jim Ward and Bert Macy; Gary Kranse, Planning and Development  
 Director; John Shepard, Senior Planner; Barbara Kloth, Associate Planner;  
 Nancy Trimble, Recording Secretary. 
  
 The meeting register was signed by:  Tom and Corleen Skinner, 5510 S.  
 Greeley Hwy, Cheyenne; Bob Rowe, 5227 Division Ave, Cheyenne; Ken Ball,  
 355 W. Lincoln, Casper; Kevin Christopherson, 4917 Scenic Route, Casper;  
 Linda Heath, 4031 Winterset Dr, Burns; Casey Palma, 1102 W. 19th St,  
 Cheyenne; Darrel Johnson, 5555 Blackhawk Dr, Cheyenne; Bill and Stephanie  
 Wagoner, 1167 Redhawk Dr, Cheyenne; Richard and Barbara Atkinson, 569  
 Weatherby Dr, Cheyenne; Dennis Auker, 2810 House Ave, Cheyenne; Amber  
 Ash, 1400 Medley Loop, Cheyenne; M. Lee Hasenauer, 408 Lupe, Cheyenne;  
 Joseph Gregorio, 313 Dayshia Ln, Cheyenne; Brad Emmons, 1103 Old Town  
 Lane, Cheyenne; Gary Hickman, 100 Central Ave, Cheyenne; Heather  
 Sisneros, 672 Dayshia Ln, Cheyenne; Silvester and Carol Brito, 416 Dayshia  
 Ln, Cheyenne; Nancy Olson, 2101 O'Neil, Cheyenne; Tom Mason, 2101 O'Neil,  
 Cheyenne. 

 01 Review and action of the Cheyenne Power Park PUD for a change in Zone  
 district from the Winchester Hills PUD (Planned Unit Development) to the  
 Cheyenne Power Park PUD (Planned Unit Development) located in a portion of  
 the NW ¼ of Section 29, T 13N, R 66W, of the 6th P.M., Laramie County, WY. 
  
 Casey Palma, agent for the applicant Cheyenne Power Park, LLC, came  
 forward to give a summary of the application.  He stated a representative of  
 the owner was present today, if there were any questions he could assist in  
 answering.  Mr. Palma explained the purpose of the PUD zone change was to  
 prepare for a commercial and residential mixed use subdivision of  
 approximately 50 acres located south of High Plains Drive.  The owner of the  
 parcel has owned land in the area for 25 years, before the Bison Crossing  
 Subdivision existed. He noted that on March 3, 2012, the owner approached  
 neighbors and governing agencies for the area to hold a meeting.  Input was 
 gathered from the adjacent landowners, and submitted to the Laramie County  
 Planning and Development office, in order to meet with the applicant and  
 address the concerns regarding proposed future development of the property. 
 Meetings were also held in order to address agency comments regarding  
 use of septic systems versus public sewer, future extension of the High  
 Plains right of way, and the preservation of the chalky bluff features running  
 through the subject property.  Mr. Palma said there was an 85 foot grade on 
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 the property from east to west, and there were some natural terrain benefits  
 to ease concerns of destroyed scenery.  He said the applicant has worked  
 extensively with the County Planning and Development Office to establish  
 architectural standards and minimum materials requirements within the PUD  
 document, in order to exceed the expectations of other zone districts in the  
 County. 
  
 John Shepard, Senior Planner, gave an overview of the staff report.   
 PlanCheyenne designates this area as best for Urban Residential future uses.  
 This parcel currently falls within the Winchester Hills PUD zone district  
 established in 1979, which included single-family, multi-family and commercial  
 uses for this area.  Most of the original PUD has been rezoned throughout the  
 years, and surrounding areas vary in zone districts.  With approval of the  
 proposed Cheyenne Power Park PUD, three use districts would be created –  
 residential, commercial-residential, and commercial-light industrial.  Laramie  
 County Land Use Regulations states a PUD zone district would permit flexibility 
 for the area.   Mr. Shepard reviewed comments and concerns previously  
 mentioned, and covered items to be addressed per the Laramie County  
 Planning and Development Office.  Staff recommended approval with  
 conditions 1 and 2 as listed in the staff report.   
  
 Commissioner Clark opened the hearing to the public.  Robert Van Cleave, 680  
 Dayshia Lane, came forward to state concerns with light pollution, designated  
 percentages for map line adjustments and open space, and attention to overall 
 aesthetics of proposed development. 
  
 Commissioner Clark asked Mr. Shepard about lighting regulations.  He  
 responded that the Laramie County Land Use Regulations did address lighting,  
 but that the regulations were difficult to enforce.  He suggested the applicant  
 could offer to address the lighting situation by being stricter than the code.   
  
 Bob Rowe, 5227 Division Avenue, came forward to express concerns about  
 increased traffic flow on Division, Redhawk, and Dayshia, which are all gravel 
 roads.  He asked if all industrial traffic would be routed via High Plains Drive to 
 South Greeley Highway.  He also had concerns about protecting  
 outcroppings and wildlife with regards to the setback on the west side of the  
 subject property.  Other concerns were outdoor storage of propane and lp  
 tanks, fire protection, and maintaining curb appeal and residential value in the  
 area.  
  
 Joseph Gregorio, 313 Dayshia Lane, requested information on the type of  
 proposed development, and expressed concerns with flooding, water  
 contamination, and light pollution.  
  
 Kevin Christopherson, owner representative, came forward to state he also  
 owned property across Greeley Highway, and has made every effort to be a  
 good neighbor.  He stated there should be no concern with propane  
 contaminating water, and as it evaporates at 40 degrees below zero, there  
 should be no fire threat.  He has driven the Bison Crossing development and  
 taken pictures of outbuildings constructed in the area, a copy of which was  
 brought forward to the Planning Commission, and feels this proposal seemed  
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 best suited for the area.  All traffic would exit the property onto High Plains  
 Drive to Greeley Highway; there would be no additional traffic through the  
 existing subdivision.  He added that the County would require an engineered  
 detention pond on the property, so there should be no drainage off the  
 property. 
   
 Commissioner Ward said that light pollution was a big concern, and asked if  
 there was a solution.  Mr. Christopherson responded that he had installed  
 street lights on his property across Greeley Highway that were exactly like  
 those in town.  He said he could look into a special type of light for this area,  
 but there were no plans for placement of any business yet, as this was the  
 first step of preparation for future sale and development of the property. 
   
 Commissioner Clark asked if it was correct that if the property sold, any  
 development required would need a site plan.  Mr. Shepard responded yes,  
 any development of the property would require a subdivision permit and plat  
 and a site plan for non-residential uses.  Commissioner Cole confirmed that the 
 property would have to be platted before any of the property could be sold.   
 Mr. Christopherson said they were looking at a conceptual design of no less  
 than 5 acres per lot. Commissioner Cole asked if the conceptual design was  
 for the entire area, or just the CI designated area, and asked for clarification  
 on residential placement.  Mr. Christopherson responded that residential could  
 be placed anywhere on the property, but that only residential could be placed  
 in the SR designated area.  Commissioner Cole asked how the individual lots  
 would be serviced. Mr. Palma showed a copy of the conceptual plan to the  
 members, and referred to the proposed 11 lots of just over 5 acres each,  
 stating that all lots all would meet the minimum requirements for septic and well 
 permits.  He added that the SR designation would keep any commercial use  
 out of the buffer area that transitioned from Bison Crossing to the Cheyenne  
 Power Park PUD area. 
  
 Commissioner Cole requested clarification on how the plan resulted with three  
 different zones on one lot.  Mr. Palma said discussion had taken place with the 
 County Planning staff on how to address concerns for the transition area  
 with the PUD language.  He explained the entire property would be one PUD  
 zone district, and that, basically, the zone designations were to provide the  
 appropriate buffer for adjacent landowners.  For example, a more intense  
 property use required more space/buffering from a single family residential  
 area.   
  
 Commissioner Clark clarified that SR would allow homes and churches, and CI  
 would allow offices, retail, multi-family, churches, and oil field services.  Mr.  
 Palma confirmed the designations provided a type of enhanced setback -  
 depending on the type of business, placement would be required in the area  

best suited.  Commissioner Cole asked how close was the South Cheyenne Water 
and Sewer District (SCWSD)?  Mr. Palma responded the district boundary was at 
High Plains Blvd., and that the SCWSD had no plans to extend the district.  He said 
the applicant had met with Environmental Health in order to clarify the qualifications for 
the appropriate septic systems.  Commissioner Cole asked how the County could 
approve septic and well systems for this development when it was prohibited from 
Bison Crossing just to the southwest. 
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Commissioner Clark asked Gary Hickman, Environmental Health Dept., to come up 
and try to address the situation.   Mr. Hickman confirmed that the property was within 
the 201 Sewerable Boundary area.  As it would be cost prohibitive to connect to the 
BOPU sewer line, a 201 exemption could be granted.  The proposed lot sizes were 
double that of the residential development to the southwest, and there was a 5 acre 
minimum required for individual water wells.  Commissioner Cole said if these lots are 
5 acres, intended for commercial and industrial, and if the County approved this, how 
does it justify the denial to Bison Crossing?  Mr. Hickman said at some point a 
decision had to be made, as SCWSD was not available for use.  The Planning 
Commission would make a recommendation to the Board of County Commissioners, 
and the Board would make a decision.  

Commissioner Ward asked what was the situation with Bison Crossing to which they 
were referring.  Commissioner Cole clarified that the 201 agreement did not allow 
individual wells, and that they were referring to the 8th Filing.  Mr. Palma noted that he 
understood the concern, and once it was determined what would work best for the 
property for water and sewer, then it could be taken care of.  He added that this 
request for change in zone district had nothing to do with the 201 boundary, and that 
perhaps by the time this property was developed, there may water and sewer service 
available.   The objective of the zone change request was to offer a more suitable 
development option to follow the future plans for Laramie County.  With regard to 
wells and septic, there were only 11 lots proposed, and – compared to residential - 
commercial sites tend to place only 25 to 30% of the demand on septic systems, which 
would not be as significant. 

Mr. Palma referred to Mr. Van Cleave’s concerns, and clarified the listed 10% open 
space was only a minimum coverage, as there would be a different open space 
coverage requirement depending on the zone – which would actually be more like 15 
to 25%.  The 20% adjustment margin on lot lines was only to allow for possible lot 
configuration differences, and would help to match up lot lines. He stated that all 
outdoor storage would require screening, and that any noxious emissions (noise, 
fumes, etc.) were prohibited in the PUD plan.   Stormwater on the property would be 
handled by the regional detention pond.  Commissioner Macy asked about the State 
Engineer’s approval of commercial wells.  Mr. Palma said there had been preliminary 
discussion, but there was no platting taking place now, so nothing more would be done 
until the development phase. 

Gary Hickman was dismissed from the podium, per his request. 

Mike Raneri, 5091 Division Avenue, came forward to state the subject property 
bordered his property on two sides.  He expressed concern about continued 
stormwater flooding issues with his residence, proximity of the setbacks designated for 
the SR and CI areas, additional light pollution affecting his property, outdoor storage, 
and the overall effect on views and property value.  Mr. Palma responded this 
application was only for a zone change to prepare for future land development, but 
they could consider wrapping the SR district farther along the property boundary as an 
additional buffer. 
 
Commissioner Clark read the uses by right outlined in the PUD for the single-family 
residential area, and stressed that any other uses would require approval, thus 
facilitating additional public hearings.  She explained any such approval procedure 
would involve more stringent requirements than this zone change.   
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Silvester Brito, 416 Dayshia, came forward to say why corrupt the residential area with 
industrial uses? 

 
Mr. Christopherson returned to the podium to respond that the use on the Cathcart 
property was light industrial, which hardly provided any restrictions.  He stated the 
objective was to provide a transition from the racetrack and industrial uses to the 
single-family residential area.  The worse-case scenario on the property would be an 
11-lot subdivision, but the property could also sell as one lot.  He said that, although 
there were no plans to build any new roads at this time, there would be improvement to 
High Plains Drive to match the standards of the other county roads in the area.  Water 
wells for the sites would be at the 700 foot depth, and would not be commercial wells 
intended for use by the oil industry.  Septic systems would be installed according to 
the Environmental Health Dept. guidelines.  He stated the proposed property setbacks 
were beyond what was required, as he was trying to be a good neighbor with minimal 
disturbance to the surrounding area.  He showed pictures he had taken of outbuilding 
constructed in Bison Crossing, and said he thought the proposed uses in the proposed 
PUD would fit appropriately.   

  Commissioner Cole asked if there were any plans within the next 10 years to extend 
High Plains Drive from its existing location to Interstate 25.  Mr. Shepard responded 
the road alignment was designated to be built in long range plans.  He added that 
today’s hearing was to consider the PUD document and map, and if it addresses the 
requirements set forth in the regulations.   The subdivision development was only a 
concept at this point;  the uses needed to be established before moving forward. 

Tom Mason, Director of the Cheyenne MPO, confirmed that the alignment for High 
Plains Drive to the High Plains Interchange was reflected in PlanCheyenne, and further 
planning had been performed by AVI, PC.  He stated yes, the road would be built, but 
currently there was no funding. 

Darrel Johnson,  5555 Blackhawk Drive, asked for confirmation of when initial 
neighbor contact was made, as he was a new neighbor to the area, and did not receive 
notification in March of the neighbor meeting.  It was clarified that the neighbors had 
been contacted almost two years ago, in March 2011.  He thanked the members for 
addressing his question, as he had felt uninformed. 

Commissioner Clark closed the public hearing, and opened the item for discussion and 
a motion.  Commissioner Ward motioned to recommend approval of the PUD zone 
change to the Board with conditions 1 and 2, and to adopt the finding of fact a of the 
staff report.  Commissioner Macy seconded the motion, and it passed by a vote of 3 – 
1, with Commissioner Cole voting no. 

 

 02 Review and action of a change in zone district from LI (Light Industrial) to P  
 (Public), for Lots 1 and 12, Block 3 of the Niobrara Energy Park Subdivision,  
 Laramie County, WY. 
  

See minutes for Arp Elementary School 1st Filing, as these two applications were  
heard and discussed at the same time. 
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 03 Review and action of a Subdivision Permit and Plat for Arp Elementary School,  
 First Filing, located at 1216 Reiner Court and the two lots immediately to the  
 East, Laramie County, WY. 
  
 Commissioner Cole suggested combining the public hearing for items 2 and 3,  
 with separate motions to be made.  The commissioner members agreed to the  
 suggestion, and Commissioner Clark asked for the staff reports. 
  
 Mr. Shepard gave an overview of the combined purposes of the applications.   
 Brad Emmons, agent for the applicants, came forward to clarify the purpose  
 was to combine the existing Arp Elementary School property, which was not  
 platted, with the two lots platted within Niobrara Energy Park.  The school  
 district purchased the two lots to provide for expansion or relocation of Arp  
 Elementary, due to the inadequate size of the existing school site.  Mr. Emmons 
 stated concerns had been expressed about Allison Road being extended to  
 the west.  He said it was included in the plat as a 70 foot right of way, per  
 PlanCheyenne long range plans.  The right of way would not be developed  
 now, it was only a road reservation for future development.   
  
 Mr. Shepard confirmed the purpose and reviewed the two staff reports.   He  
 summarized agency comments received, with concerns regarding the plat not  
 reflecting April 2013 FEMA updates to the Allison Draw floodplain, pedestrian  
 access to school grounds,  and the location of the SunCor Pipeline easement.   
 Also noted was the expedited plat had been approved City Council on  
 December 18, 2012, and that water and sewer services were available  
 through the South Cheyenne Water and Sewer District.  Mr. Shepard stated  
 the current access to the school property was Reiner Court, and there were  
 no plans to change roads in the area.  He added that when the school district  
 decided what they were going to do with the school property, they would  

need to proceed with the site plan process.  Staff recommended approval of  
the zone change with no conditions.  Staff recommended the Planning  
Commission find the second application meets the criteria for a subdivision  
permit and plat, and that they recommend approval to the Board with no  
conditions. 
  
Commissioner Cole stated he had no problems with the proposed zone  
change, but thought the plat should only go forward for approval when it  
reflected the floodplain changes that were taking place in April 2013. 
  
Commissioner Clark opened the hearing to the public.  Dennis Auker, Laramie  
County School District #1, came forward to state he had no objections with  
holding the plat approval until the final floodplain was reflected on the plat map. 
Barbara Kloth, Associate Planner – Laramie County Planning Office – clarified 
that a condition for the revised floodplain on the plat could be added as a  
condition which would be required prior to plat recordation, since the plat  
would be valid for 18 months after Board approval. 

 
 Hearing no further comment, the public hearing was closed.  Commissioner  
 Cole motioned to recommend the zone change for approval with no conditions; 
 Commissioner Ward seconded, and the motion passed with a vote of 4 – 0.   
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 Commissioner Cole motioned to recommend approval of the subdivision permit  
 and plat with these conditions - 1) the "First Filing" be removed from the title  
 block on the plat, as it is not needed, and 2) the plat be held for review by the  
 Board of County Commissioners until the new FEMA maps are adopted and  
 added to this plat.  Commissioner Macy seconded the motion, and it passed  
 with a vote of 4 – 0. 
 
 
 The meeting was adjourned at 4:50 pm 
 
 
 Attachment:  Bison Crossing Accessory Structure Pictures 
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