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

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

LARAMIE PLANNING COMMISSION
April 12, 2021
STAFF REPORT

FILE:

CUP-21-02: 1517 Canby Street - Preschool

REQUEST:

A Conditional Use Permit for operation of a Preschool

LOCATION:

1517 Canby Street

APPLICANT:

Laramie Christian Academy

OWNER:

First Baptist Church

ZONING:

R3 (Multi-Family Residential)

PURPOSE:

Establishment of a Preschool

PREPARED BY:

Matthew Cox, Associate Planner

RECOMMENDED MOTION:
Move to approve a Conditional Use Permit for operation of a Preschool in a faith based structure
located at 1517 Canby Street, zoned R3 (Multi-Family Residential), 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. 15.10.000.E Table of Allowed Uses
Operation of a Child Care Center, Nursery or Preschool in an R3 (Multi-Family) 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.
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BACKGROUND:
This is a request to establish a licensed Preschool where 16 or more children receive care for less
than 24 hours. This property and applicant went through the Conditional Use process in the summer
of 2020 for a K-8 school to be within the First Baptist Church, which is located in an R3 zone. The
applicant approached staff with the question of including a preschool in the building as well. Staff
informed the applicant that they would have to go through the conditional use process again. When
any previous conditional use is altered by use, use area or any other type of site design, they must go
through a conditional use again to alter the site or use.
In Laramie Christian Academy’s previous conditional use approval for a K-8 School, a number of
conditions were included in the approval. These conditions can be found below:
• The sidewalk along 15th Street is to be constructed the length of the whole property at 1517
Canby Street before an “18 month” timeline.
• Landscaping to be provided along the south side of the property for approximately 250 feet with
an L1 buffer yard, requiring 50 landscaping units, “to be discussed further with city staff and
discuss suitable landscaping for that space.”
• The parking lot shall be paved on the south side of the property where the school will be
located, including white striping for 7 parking spots and 1 ADA space. These parking spaces will
be accessed by a paved driveway from 15th Street. “have this completed on the timeline of 5
years.”
• Site plan application will be required for all above conditions.
• Traffic impact study to be conducted once school reaches “75” students.
Since these conditions have been set in place, staff and the applicant have agreed to amend some of
the conditions, while retaining a majority of them, with only amending time requirements due to the 8
months that have passed since the previous application. The first condition to be amended will be
landscaping. Staff and the applicant have come to an agreement that the landscaping would best
serve the entrance of the site along 15th Street. The new condition, as seen below, will require that
50 landscape units be placed around the entrance to the site along 15th Street.
Staff will also still require that the applicant construct an ADA parking space as soon as possible due
to this being a federally required law. This requirement cannot be altered by City Staff or Planning
Commission. The rest of the existing conditions will remain the same in regards to sidewalk, parking
lot pavement and traffic study but will be updated to reflect the time that has passed since the
previous conditional use application (CUP-20-05).
As an update for planning commission, the applicant is expecting to construct the sidewalk along 15th
Street, as well as construct the ADA parking space by late May. Staff has retained the existing time
requirement set forth in the last conditional use application in order to avoid any unforeseen time
restraints due to weather, contractor schedules, etc.
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SURROUNDING LAND USE AND ZONING:

1517 Canby
Street
North

Future Land Use
Designation (Map 3.2)

Zoning

PI (Public Institutional)

R3 (Multi-Family)

PI (Public Institutional)

R3 (Multi-Family)

AUM (Auto-Urban Multifamily)/SR (Suburban
Residential)
SR (Suburban
Residential)
AUR (Auto-Urban
Residential)

South
East
West

Land Use
K-8 School and Faith
Based Organization
Faith Based
Organization

R3 (Multi-Family)

Vacant/Multi-Family

R3 (Multi-Family)

Vacant

R2 (Limited MultiFamily)

Single Family
Residential

The property is zoned R3 (Multi-Family) and is developed with a faith based structure as well as a K8 school. The surrounding properties are zoned R3 and R2. The surrounding properties are
developed with single-family homes, another faith based organization and vacant land.
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.E. A detailed analysis follows:
1. That the conditional use proposal provides adequate:
a) Ingress and egress to property and proposed structures:
Staff Response: Ingress and egress to the site is provided off 15th Street. There is no
sidewalk along 15th Street but staff has required in its conditions that a sidewalk be
constructed along 15th Street to allow for safe pedestrian ingress and egress within 10
months.
b) Off-street parking and loading areas:
Staff Response: The property is developed with a church and has a large gravel lot that
circumferences the buildings. Staff will require the applicant to construct an ADA space per
Federal law and that the rest of the south side parking lot be paved within 4 years and 4
months of this application.
c) Control over the off-site impacts of economic, noise, glare, or odor effects of the
conditional use:
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Staff Response: Staff has not identified any negative off-site impacts related to
economic impacts, noise, glare or odor effects that would be created based on the
proposal.
d) Refuse and service areas:
Staff Response: The property is currently developed as a church and is already being
serviced. Our Solid Waste division found no issues with the site being used as a school.
e) Utilities, with reference to locations, availability, and compatibility:
Staff Response: The property is currently served by utilities. No change is service is
proposed.
f) Screening and buffering, with reference to type, dimensions, and character:
Staff Response: The site is not compliant with landscaping standards under LMC
15.15, but staff is fine with a minimal amount of landscaping at the south side of the
property, bringing the area to be used by the school into compliance, as recommended.
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: Laramie Christian Academy submitted a sign permit to our Building
Administration Department and has been approved through administrative process. Staff
sees no issues with the approved sign in regards to glare, traffic safety, lighting or any
other detail called out under finding g).
2. The proposed use is appropriate to the specific location related to intensity and bulk:
Staff Response: The proposed use is appropriate with this location. As identified in the
previous conditional use application, once the school reaches 75 students, a traffic impact
analysis is recommended to assess the schools impact at that time.
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.
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:
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Staff Response: Not applicable, already existing building
b) Walls (retaining):
Staff Response: No new walls are being proposed.
c) Landscaping:
Staff Response: As part of staff’s conditions, we recommend 50 landscaping units be
placed around the entrance along 15th Street.
d) Bufferyards:
Staff Response: The proposed use does not meet required buffer yards but will come
closer to compliance with the proposed landscaping improvements recommended by
staff.
e) Any standards specific to the use set forth in Chapter 15.10, Use Regulations:
Staff Response: The school would have access to a minor existing arterial street,
meeting all requirements stated under Chapter 15.10.
PUBLIC COMMENTS:
Legal notice was published in the Laramie Boomerang on March 27, 2021. Letters were sent to
surrounding property owners within 300 feet of the subject property on March 26, 2021. Staff
has received no calls or inquiries in regards to this conditional use application.
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 with standard conditions. We therefore recommend approval of the
Conditional Use Permit 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:
Move to approve a Conditional Use Permit for operation of a Preschool in a faith based structure
located at 1517 Canby Street zoned R3 (Multi-Family Residential) District, based on findings of fact
and conclusions of law and subject to all staff’s recommended conditions:
1. The sidewalk along 15th Street is to be constructed the length of the whole property at 1517
Canby Street within 10 months of the approval of CUP-21-02.
2. One ADA space shall be constructed whether the conditional use application is approved or
not per Federal Law requiring ADA parking for any educational institution.
3. The parking lot shall be paved on the south side of the property where the school will be
located, including white striping for 7 parking spaces. These parking spaces will be accessed
by a paved driveway from 15th Street. All work shall be done within 4 years and 4 months.
4. 50 landscaping units shall be provided and focused around the entrance along 15th Street
and shall meet all sight line, setback requirements.
5. Site plan shall be required for landscaping, ADA parking and all paved, on-site surfaces.
6. Traffic impact study to be conducted once K-8 school and preschool reaches 75 students.
7. Whenever the Conditional Use Permit has been discontinued for a period of six consecutive
months, the Conditional Use Permit shall automatically terminate, and any use after
termination shall fully conform to the basic R3 zoning requirements.
8. The conditional use established herein may be reconverted at any time to basic R3 use
without further approval of the Planning Commission or amendment to this Conditional Use
Permit; provided, reconversion shall be a termination of the Conditional Use Permit.
9. The Preschool shall conform to the submitted documents and any change or modification
shall be reviewed by the Planning Commission, pursuant to the provisions of LMC
15.06.060.E.4.
10. The Preschool shall be duly licensed by the Department of Family Services.
ATTACHMENTS:
1 – Vicinity Map (1 page)
2 – Applicant’s Written Statement (5 pages)
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This Data contained herein was compiled from various
sources for the sole use of the City of Laramie. REVIEW
OF THIS DATA FOR ACCURACY AND ANY NECESSARY
EDITING HAS NOT BEEN COM PLETED AT THIS TIME.
Any use of the data by anyone other than the City of
Laramie, and its members, is at the sole risk of the user;
and by acceptance of this data, the user does hereby
hold the City of Laramie, and its members, harm less and
without liability from any claims, costs, or damages of any
nature against the City of Laramie, including cost of defense
arising from improper use of data, or use by other party.
Acceptance or use of this data is done without any
expressed
or
implied
warranties.

¯

PO Box 1504 |

Laramie, WY. 82073 | (307) 222-2425 | www.laramiechristianacademy.com

Cover Letter
Conditional Use Zoning Permit Application
2/19/2021
Attn: Matthew Cox
Associate Planner
City of Laramie
Planning Division
Laramie Christian Academy is requesting Conditional Use Zoning permit for the ability to offer Preschool education at
the current site of Laramie Christian Academy. Laramie Christian Academy is leasing classrooms in the ground level
classroom wing from First Baptist Church, 1517 E Canby St, Laramie WY 82072. This new offering would be within the
same building that the City has previously approved for the current school (“the school will only be using the building to
the south of the property that is a long, rectangular shape, as can be seen on the vicinity map.”) and would remain
within the same student number parameters.
While this new requested use is consistent with our current use as a school program and therefore the same practical
function as our current “school” use, different governmental entities classify “preschools” in different categories. For
example, the IRS views preschool programs and preschool teachers in the same category as primary school teachers
making a distinction for preschool teachers and preschool programs to be in the same category based on their
educational function clarifying that they distinct from “childcare” businesses. Conversely, the state of Wyoming requires
that all preschools regardless of their distinct educational function as a school, and not merely a “childcare,” become
licensed childcare facilities. Based on this State requirement, Laramie Christian Academy requests conditional use
zoning to offer preschool classes at its current location.
Laramie Christian Academy has a collaboration with Preschool Bible Time – Calvary Laramie, a state licensed preschool
currently located at Calvary Laramie (520 E Grand Ave) and if conditional use is granted, Preschool Bible Time would
move into the space of half to one of the classrooms in the previously approved building for the school. The current
Preschool Bible Time program is a morning only program and is small due to COVID-19. For example, there are 3 to 6
students in attendance mornings only (8:30am to noon) Monday through Thursday, and 0 students in attendance on
Fridays.
If conditional use permit is granted, Preschool Bible time would move to the First Baptist location in approximately April
2021, and continue for the remaining 2 months of this school year after which the preschool would break for the
summer in the same way that the k-12 schools do. Next August, Laramie Christian Academy would offer both half day
and full day preschool programming for families and staff enrolled at LCA. These programs would take place within the
school year calendar and harmonize with the school currently in operation and within the same building currently
approved through the City as a school use and would fall under the same number restrictions as previously outlined in
CUP-2020-05.

The facility classrooms have been pre-inspected by State of Wyoming childcare licensor and Fire with green lights
pending Zoning. If conditional use zoning is granted, an official State Childcare Facility inspection will be scheduled for a
state childcare license at the First Baptist location and completed prior to the preschool class moving onsite.
Laramie Christian Academy and First Baptist Church are on track or ahead of schedule in meeting previous conditional
use requirements (CUP-20-05 1517 Canby St.). Please see the following for more specific details.
Per (LMC 15.06.060.E.3.e.(ii)) we wish to address the following points:
1. That the conditional use proposal provides adequate:
a) Ingress and egress to property and proposed structures:
LCA Response: Ingress and egress to the site is provided off 15th Street.
Per Conditional Use Zoning Permit: The sidewalk along 15th Street is to be constructed the
length of the whole property at 1517 Canby Street before an “18 month” timeline.
LCA Status Update – we are already in touch with the excavator (Travis Olson) and concrete
contractors (Osborne) who pending site plan approval and later permit approvals would like to
schedule this to be completed during the month of May 2021. This would result in completion of
condition 8 months ahead of deadline.
b) Off-street parking and loading areas:
LCA Response: The property is developed with a church and has a large road-based surfaced
lot that circumferences the buildings.
Per the Conditional Use Permit: The parking lot shall be paved on the south side of the property
where the school will be located, including white striping for 7 parking spots and 1 ADA space.
These parking spaces will be accessed by a paved driveway from 15th Street. “Have this
completed on the timeline of 5 years.”
LCA Status Update: We are on track of this timeline and plan to complete this per required
within the timeframe granted.
c) Control over the off-site impacts of economic, noise, glare, or odor effects of the
conditional use:
LCA Response: Staff has not identified any negative off-site impacts related to economic
impacts, noise, glare or odor effects that would be created based on the proposal.
d) Refuse and service areas:
LCA Response: The property is currently developed as a church and is already being serviced.
City Solid Waste division found no issues with the site being used as a school.
e) Utilities, with reference to locations, availability, and compatibility:
LCA Response: The church is developed and served by utilities installed in accordance with
City standards.

f) Screening and buffering, with reference to type, dimensions, and character:
LCA Response: The site was not compliant with landscaping standards under LMC 15.15, but
staff is fine with a minimal amount of landscaping at the south side of the property, bringing the
area to be used by the school into compliance, as recommended.
Per Conditions Use Permit: Landscaping to be provided along the south side of the property for
approximately 250 feet with an L1 buffer yard, requiring 50 landscape units, “to be discussed
further with city staff and discuss suitable landscaping for that space.
LCA Progress Update: LCA opened conversation with city staff early January 2021 and is on
track developing landscaping that meets these requirements. 1st Baptist Church (property
owners) has met with Lane Ramosa from LetRBuck Landscaping. Pending site plan approval
and necessary permits they plan to contract with LetRBuck to install his recommended
irrigation, live plants, and non-live material for this space.
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:
LCA Response: No changes are proposed. Any future proposed signs will require a sign
permit.
2. The proposed use is appropriate to the specific location related to intensity and bulk:
LCA Response: The proposed use is appropriate with this location.
Conditional Use requirement: Traffic impact study to be conducted once school reaches “75”
students.
3. The proposed use is appropriate to the specific location relative to public health, safety and
convenience:
LCA Response: The proposed use is appropriate to the specific location relative to public
health, safety and convenience.
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:
LCA Response: Not applicable, already existing building.
b) Walls (Retaining):
LCA Response: No new walls are being proposed.
c) Landscaping:
LCA Response: The site is currently developed with a church and was not compliant with
landscaping standards. Per the response in 1.f. above LCA and First Baptist property
demonstrate compliance with conditions of use permit and are on track to complete this project
well within the expected time frame.

d) Bufferyards:
LCA Response: The proposed use previously did not meet required bufferyards. Per the
response in 1.f. above LCA and First Baptist property demonstrate their compliance with
conditions of Conditional Use Permit and are on track to complete landscaping required well
within the expected time frame.

e) Any standards specific to the use set forth in Chapter 15.10, Use Regulations:
LCA Response: The school would have access to a minor existing arterial street, meeting all
requirements stated under Chapter 15.10.

CONDITIONAL USE PERMIT SUBMITTAL CHECKLIST:
(see “Required for Submittal” section for detailed information)

Submittal
Requirements

Staff Use
Only

Quantity/Cost

1) Complete Application

1 copy
Type 2 Child Care Home & Family Care Center

$135.00

2) Application Fee

Sign Fee (One sign for
3) each street frontage)

$10.00
(per sign)

4) Cover Letter

1 copy

5) Full Size Drawings

N/A

1 copy

Reduced-size Drawings
6) (8 ½” x 11” or 11" x 17")

1 copy

All Application
7) Materials (Digital - PDF)

1 copy

8) Miscellaneous

N/A

TBD

