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

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

LARAMIE PLANNING COMMISSION
(SITTING AS THE LARAMIE BOARD OF ADJUSTMENT)
August 9, 2021
STAFF REPORT
FILE:

VAR-21-02: 157 W. Gibbon Street – Conforming Street Standards

REQUEST:

A variance request from LMC Table 15.22.020 Nonconforming Uses

LOCATION:

157 W. Gibbon Street

APPLICANT(S):

Robert C. Dreyer

OWNER:

Robert C. Dreyer

PURPOSE:

To allow a property located within the R2 Zoning District to construct an
accessory building without bringing their roadway up to City Standards.

CURRENT ZONING:

R2 (Limited Multi-Family) District

PREPARED BY:

Matthew Cox, Associate Planner

STAFF RECOMMENDED MOTION:
Move to approve the requested variance from Laramie Municipal Code Table 15.22.020, that would
allow the applicant to construct an accessory building without bringing Gibbon Street up to City
Standards, located at 157 W. Gibbon Street, zoned R2, based on findings of fact and conclusions of
law and subject to the recommend conditions.
APPLICABLE CODE SECTIONS
15.22.020 – Nonconforming Uses
15.06.060.D - Variances
Authority for consideration and granting of variances is found in LMC §15.06.060.D [Variances].
The variance process is intended to provide limited relief from the requirements of this code in those
cases where strict application of a particular requirement will create a practical difficulty or
unnecessary hardship prohibiting the use of land in a manner otherwise allowed under this code. It is
not intended that variances be granted merely to remove inconveniences or financial burdens that
the requirements of this code may impose on property owners in general. Rather, it is intended to
provide relief where the requirements of this code render the land difficult or impossible to use
because of some unique physical attribute of the property itself or some other factor unique to the
property for which the variance is requested. State and/or federal laws or requirements may not be
varied by the city.
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BACKGROUND/DISCUSSION:
General Information
The applicant contacted staff with a general question about the construction of an accessory building
at 157 W. Gibbon Street. Unfortunately, 157 W. Gibbon is located on a portion of Gibbon that was
never constructed and a very confusing history of ownership. While it’s considered a city right-of-way,
there has never been any maintenance on the road due to it being Union Pacific land prior to the rest
of Gibbon being constructed.
Staff, as well as the applicant, is unsure of how the single-family home was constructed on this land
without the road being constructed. The only building permits staff has on file for the home is when it
was connected to city water and sewer only 10 years ago. Due to there being no sewer or water
along Gibbon Street, the connections were made to the north at Harney Street, going along the
alleyway to the west of the house. With the single-family home being constructed along a piece of
roadway that has not been constructed, code states that the home is a legal, non-conforming use
since it is located within a residential district. Code states that a non-conforming use cannot be
expanded until fully brought into conformity, requiring the applicant to fully construct Gibbon Street to
City Standards.
Section 15.22.020.B of the Laramie Municipal Code states:
Where, at the effective date of adoption or amendment of this Code, lawful uses of land exist that
are no longer permissible under the terms of this Code as enacted or amended, such uses may
be continued, so long as they remain otherwise lawful, subject to the following provision:
1. No such nonconforming use shall be enlarged, increased, or extended to occupy a greater
area of land than was occupied at the effective date of adoption or amendment of this Code.

Without the roadway being fully constructed, staff was unsure if the property could even be
considered to have access to it. This becomes a problem for emergency vehicles more than
anything. Through talks with the applicant, staff came to an agreement that a hammerhead turn
would need to be constructed to be able to accommodate emergency vehicles, while also not
requiring the applicant to fully construct the rest of Gibbon Street. The hammerhead turn would be
required to be grated and constructed out of gravel to ensure that divot would not occur during snow
melt or rain. Initially, the cost of constructing the hammerhead turn out of gravel would fall onto the
applicant and staff felt that this was acceptable and would allow us to recommend approval of the
variance. After the application was routed out to other departments, the public works department
decided o construct the hammerhead turn and continue to maintain this portion of Gibbon Street,
removing any cost burden to the applicant.
Staff believes this variance is the best course of action to allow the applicant to construct an
accessory building on the property. The accessory building will still be required to fully comply with
the rest of city code, including setbacks, height of the building and area of the building. The applicant
has already submitted permits and plans for the construction of the building, but must await the
variance decision before building.
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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 only comments provided were from
the Fire and Engineering department:
•

•

Fire
o

The Office of Fire Prevention and Life Safety has reviewed VAR-21-02 – 157 W.
Gibbon Street and based on the past conversations and projected improvements, our
office will accept the variance as stated and await the building permit process.
Engineering:
o If Fire is requiring that the lot have a hammerhead turnaround for fire access, the
public works department will establish that gravel access.

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 the variance:
(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 recognizes the unique situation of the unconstructed portion of Gibbon
Street that 157 W. Gibbon fronts onto. Staff does not see this issue as a result of any act by
the applicant.
(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: The code would deprive the applicant of the reasonable use of the land due
to any extension of the residential use would require full construction of Gibbon Street. With
the Public Works department offering the construction of the Hammerhead turn, staff has
created a condition with the recommendation of this approval that would allow the applicant
the expansion of the single-family use in the future.
(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.
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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.
(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: Staff believes that the granting of the variance and the construction of a
hammerhead turn is the minimum adjustment that would allow for expansion of the
single-family use.
(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 the variance is in harmony with the general purpose
of the code and is not detrimental to the surrounding neighborhood or public welfare.
(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: If the variance is granted the essential character of the neighborhood would
not be impaired and the use of the adjacent property would not be affected.
PUBLIC COMMENTS:
Legal notice was published in the Laramie Boomerang on July 30, 2021. Letters were sent to
surrounding property owners within 300 feet of the subject property on July 26, 2021. Staff has
received no inquiries as to what the applicant is asking for.
ALTERNATIVES:
1. Approve the variance as submitted by the applicant, based on findings of fact and conclusions of
law.
2. Approve the variance subject to conditions, based on findings of fact and conclusions of law
(Staff’s Recommendation).
3. Deny the variance based on findings of denial.
4. Postpone the variance until issues identified during the meeting can be resolved.
CONCLUSION OF FINDINGS AND STAFF RECOMMENDATION/ BOARD OF ADJUSTMENT
OPTIONS:
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All the required findings, statutorily necessary for granting a variance as detailed in the staff report
above, can be made for the request to Municipal Code LMC § 15.22.020 therefore:
Move to approve the requested variance from Laramie Municipal Code 15.22.020 that would allow
the applicant to construct an accessory building at 157 W. Gibbon Street, expanding a nonconforming use, located at 157 W. Gibbon Street, zoned R2, based on findings of fact and
conclusions of law and subject to staff’s recommended conditions:
1. Construction of the accessory building shall be in general conformance of the site plan
provided, related to location and size.
2. The applicant shall apply for all required permits and shall receive approval of said permits for
the accessory building within 6 months of the variance Approval. Failure to submit and
receive approval of any permits shall cause the Variance to become null and void.
3. The building permit or any other permit associated with the site, are not approved as part of
the variance approval. All construction on the property must receive the proper building
permits and must meet all applicable building codes.
4. Future expansion of the dwelling, single-family use, as defined under section
15.28.030.A.132 shall be permitted and in conformance with all other municipal codes without
an additional variance request for expansion of a non-conformity conditioned upon the
hammerhead turn being accessible at 157 W. Gibbon Street, allowing for emergency
vehicles to service the property.
ATTACHMENTS:
1. Vicinity Map (1 page)
2. Close up aerial image (1 page)
3. Applicant’s cover letter (3 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.
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