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

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

LARAMIE PLANNING COMMISSION
September 27, 2021
STAFF REPORT
FILE:

CPA-21-01 Amendment to the Laramie Comprehensive Plan 2015,
Future Land Use Map 3.2

REQUEST:

Adoption of a revised Future Land Use Map (Map 3.2) from Auto Urban
Residential (AUR) to Suburban Commercial (SC) for three lots with a
combined area of 0.82 acres.

LOCATION:

259 Fremont St., 260 Pine St.

APPLICANT(S)/AGENT:

Michael Miller

OWNER:

Michael Miller, Spiegelberg Lumber & Building Co.

PREPARED BY:

Matthew Cox, Associate Planner

RECOMMENDED MOTION:
Move to approve Planning Commission Resolution 2021-01, amending Future Land Use Plan Map
(Map3.2) of the Comprehensive Plan for the property described in the resolution, located at 260 Pine
Street and 259 Fremont Street, for an area approximately .82 acres in size, by changing the Future
Land Use Designation from Auto urban Residential (AUR) to Suburban Commercial (SC), based on
findings of fact and conclusions of law, and to forward the item to City Council for certification.
APPLICABLE CODE SECTION(S):
Wyoming Statutes (W.S.) §15-1-502 authorizes Cities to adopt a Master Plan for the physical
development of the City. The Laramie City Council certified the Laramie Comprehensive Plan on
August 21, 2007.
The UDC (LMC §15.06.060.X – Comprehensive Plan Amendments) sets forth the procedure for
amending the Comprehensive Plan. All Comprehensive Plan amendments must follow the same
approval process as the approved Laramie Comprehensive Plan. All requests must receive approval
from the Laramie Planning Commission in order to take effect. Planning Commission action will be
forwarded to City Council for their certification.
BACKGROUND:
The Comprehensive Plan Amendment was submitted with a Zoning Map Amendment to rezone the
property as B1 (Limited Business), pending the approval of CPA-21-01. Currently all three lots at 260
Pine Street and 259 Fremont Street are designated as auto-urban residential (AUR). The autourban environment is detailed as most commonly associated with an automobile-oriented
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commercial, residential or business strip. The primary difference in urban and auto-urban characters
is the role of the automobile in its site design.
The application proposes that the future land use be amended to Suburban Commercial. The
Suburban Commercial classification is the equivalent of a neighborhood commercial classification,
meaning that it has standards to ensure compatibility with adjacent and nearby residential uses. The
reason for the future land use amendment to Suburban Commercial is to allow 260 Pine Street and
259 Fremont Street to be rezoned as B1 (Limited Business), which is not included as a zoning district
under Auto Urban Residential.
Staff considered three different future land use designations, but ultimately decided that SC
(Suburban Commercial) was the most in line with the West Side. Staff also considered Urban
Commercial and Auto-Urban Commercial, due to the fact that they already exist in the West Side
neighborhood. Auto-Urban Commercial is most commonly associated with an automobile-oriented
commercial, residential or business strip. The primary difference in urban and auto-urban characters
is the role of the automobile in its site design. The Urban character is designed with an intensity of
use to draw people into close contact, where congestion and personal encounters are both expected
and essential for a vibrant community center. Both of these descriptions of the Auto-Urban and
Urban character seemed to play to different values of the West Side, with one being its pedestrian
friendly environment and the other being its solitude, yet still having a reliability on the automobile to
access other areas of Laramie. While staff is not in favor of adding a new future land use to the West
Side neighborhood, we feel that suburban commercial (SC) is the pattern that marries these two
characteristics of the West Side.
The second stage of this Comprehensive Plan Amendment is a zoning amendment to have these
properties be rezoned as B1 (Limited Business) in order for 259 Fremont Street to be classified under
a district that is more in line with its current use and for 260 Pine Street to be rezoned in order to
allow for a multi-family residential development, which is a conditional use under the B1 district. The
reason for the proposal of a B1 District rather than R3 (Multi-Family Residential) is to avoid creating
an island zone. To the west of these lots, along Cedar street are historically B1 zoned lots. Rezoning
these lots as B1 will allow the B1 District to expand into the neighborhood while also retaining a
neighborhood commercial pattern.
SURROUNDING LAND USE AND ZONING:
Future Land Use
Designation (Map 3.2)
Auto urban Residential
Subject (AUR) [Proposed AutoProperty Suburban Commercial
(SC)]
Auto urban Residential
North
(AUR)
East
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Auto urban Residential
(AUR)

Zoning

Land Use

R2 (Limited Multi-Family)

Vacant/Commercial
Building

R2 (Limited Multi-Family)

Single Family

R2 (Limited Multi-Family)

Single
Family/Commercial
Building (Applicant’s)
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West

Auto urban Residential
(AUR)
Auto urban Residential
(AUR)
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R2 (Limited Multi-Family)

Single Family

B1 (Limited Business)/R2 (Limited
Multi-Family)

Single Family/Vacant
(Applicant’s)

Laramie’s West Side neighborhood Inventory of Historic Buildings
An inventory of the West Side Neighborhood’s Historic Buildings was conducted back in 2011 by the
University of Wyoming’s American Studies program and details the historic commercial uses that
existed in the West Side and in close proximity to 260 Pine Street and 259 Fremont Street.
“The West Side is overwhelmingly residential. Although the neighborhood once had several grocery
stores and other businesses, mostly clustered on University and Garfield Streets where the West
Side and Downtown Laramie were once connected by a bridge, the West Side no longer has a
concentrated business district. Although none of the former grocery stores and gas stations remain,
two longtime businesses, Bud’s Bar and Chelo’s restaurant (no longer operating), continue on West
university Ave. and the traces of other businesses can be seen in the converted storefronts in the
center of the district. There are three churches, including the former Swedish Lutheran Church whose
wooden tower is a landmark in the neighborhood, and the former Lincoln School (now the Lincoln
Community center). Only the Lincoln Community center is currently listed on the National Register of
Historic Places” (University of Wyoming American Studies Program, 2011).
According to this Inventory, 259 Fremont Street was originally built in 1941 and is considered a
Modernist Commercial Structure. Since it’s construction, the building has always been commercial,
with part of it being the Spiegelberg cabinet shop and the other office space. 260 Pine Street has
always been a vacant lot according to the inventory.
2020 Thrive Laramie Housing Strategy
260 Pine Street was used as one of the infill case study sites within the 2020 Laramie Housing
Strategy and Code Audit as a way to show how this site could be fully taken advantage of through
the amended R2 and R3 District. Due to the dimensional standards not being adopted as of yet, as
detailed in the Laramie Housing Code Audit, the owner finds that the B1 zoning district, as permitted
under the Suburban Commercial (SC), would allow for a more preferred and affordable housing unit.
As stated under Table 15.10-1 of the UDC, multi-family is a conditional use under the B1 zoning
district.
Under the Thrive Laramie Economic Development strategy, Recommendation #4 is “Identify
opportunities for infill development in strategic locations to prove the market.” Within year 1 & 2, the
action items are to “identify resources and partners to overcome the risks around land acquisition,
funding, permitting and variances, or technical skills and; Identify infill opportunities to increase
housing diversity within the core area of the city.”
The Second Action Step under Strategy 1 is Plan for how to utilize population growth to enhance
community vibrancy through the capture of additional tax revenue, resident engagement,
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development of infill and rehabilitated properties, and more. Care should be taken to preserve core
community assets and the cultural identity that makes Laramie special, while welcoming the influx of
new ideas and needs that new residents bring.”
Infill development is also already connected through infrastructure and for the West Side
neighborhood, it is a pedestrian friendly location due to its proximity to the green belt and Downtown
Laramie, which provides amenities within walking distance. Providing a variety of housing in this area
will allow for a diversity of incomes to locate within the neighborhood, enhancing our core city
housing stock.
Comprehensive Plan & Housing Study 2030 Relationship
The Comprehensive Plan’s Future Land Use (FLU) Map (Map 3.2) shows this area as Auto Urban
Residential (AUR). The development requests for a comprehensive plan amendment that changes
the future use of Auto Urban Residential (AUR), with very few exceptions, consume more land for
streets, parking, and other vehicular use areas than is covered by buildings, which commonly
exceeds a two-to-one ratio. This type of development design demands large sites and proximity to a
high-volume arterial roadway, which diminishes the importance of architecture and results in reduced
open space and commonly, elimination of natural features. The applicant is requesting to amend their
land use designation to Suburban Commercial (SC), which fills the needs of the immediate
surrounding suburban neighborhood. Intensity is usually much less than in an automobile oriented
commercial area. Suburban Commercial areas also include the same preservation or use of
vegetation within and between developments as does the Suburban classification, in order to help
the development blend into the primarily residential character of the neighborhood. Under the
Suburban Commercial designation, the following zoning districts are permitted: NB, B1, and C2.
Staff believes this use still lies within the Comprehensive Plan’s parameters due to the variety of
housing needed in this part of town. Land for almost all housing types, including single-family housing
and multi-family housing is in short supply within the city and annexing land for this purpose falls in
direct line with the Laramie Comprehensive Plan, Thrive Laramie Community and Economic
Development Action Strategy and the Housing Study 2030.
1. Activity #17 under Section 6 of the Housing Study 2030
a. General Rental Housing Program, 515 to 560 Units, scattered site, mixed income,
consisting of 2- & 3- bedroom duplexes/triplexes, patio and town home units with
standard amenities, to meet the affordable rental housing needs of low- to moderateincome workforce households (51% to 125% AMI).
2. Action Step 5 under Section 2 of the Housing Study 2030
a. Support a pro-active approach towards rental housing development projects to
meet the needs of local college students and young professionals in Laramie.
These projects should be designed and developed in a size and scale suitable for the
neighborhood locations. The development of single room occupancy multi-unit
housing, targeted to students and young professionals, should be considered.
3. Under Chapter 3: Community Character of the Comprehensive Plan, land Use Policies and
Action Statements:
a. 9. Neighborhoods shall be designed with a variety of housing types and sizes thereby
offering affordable living options in all areas.
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i. In this area, the housing style is generally single-family detached. So,
allowing lots for single-family townhomes or other multi-family structures will
provide housing for a mixed level of income.
4. Thrive Laramie Community and Economic Development Action Strategy 2020:
a. Initiate planning efforts that consider growth opportunities in north and West Laramie
to determine how these areas should grow and aid the city and county in
conversations around what type of development should occur to attract
investment.
i. Staff believes that developments of this size are needed to market the West
Side neighborhood in order to attract investment for the development of
amenities in the West Side neighborhood.
5. Thrive Laramie Community and Economic Development Action Strategy 2020:
a. A second foundational barrier to business readiness is housing that is of high quality
and quantity – a requirement of all people that is in short supply in Laramie.
b. Increasing the availability of workforce housing will give employers confidence that
they can invest in Laramie and support their employees.
c. Increase the volume of construction, as well as enhance the existing quality and
diversity of housing stock in strategic locations to contribute to a more livable
Laramie.
Furthermore, staff believes that this area lends itself to higher density development, particularly due
to the distance to Downtown Laramie and the Snowy range Commercial Corridor. Not only is this
area located nearby the infrastructure that is necessary to support a development like this, including
major roads, water and sewer. Other amenities, such as pathways, schools and retail services are all
located nearby. These components make it reasonable to consider that including a mixture of
housing types in the area will only help achieve a more balanced approach to housing in the area
and hopefully spur the investment into more amenities.
The proposed Comprehensive Plan Amendment generally complies with the Land Use Plan and
does not prohibit future development in accordance with the Plan.
JUSTIFICATIONS REGARDING THE AMENDMENT AND ANALYSIS OF REQUIRED FINDINGS:
Pursuant to LMC § 15.06.060.X, the following findings must be considered and as applicable, made
in the affirmative, in order to approve the amendment to the Comprehensive Plan:
1. The proposed amendment is based on a change in projections or assumptions from
those on which the comprehensive plan is based;
1. Staff Response: Under Chapter 9 of the Comprehensive Plan – Thrive Laramie Community
and Economic Development Action Strategy 2020.
a. Identify opportunities for infill development in strategic locations to prove the market.
i. Identify resources and partners to overcome the risks around land acquisition,
funding, permitting and variances, or technical skills.
ii. Identify infill opportunities to increase housing diversity within the core area of
the city.
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iii. Explore tax incentives, fee waivers and easing the permitting and approval
process to encourage housing by lowering barriers of entry.
iv. Consider growth opportunities in north and west Laramie and what type of
development should occur to attract investment.
Based on support from these plans and the general lack of higher density zoning within the
community, staff believes that this area lends itself to higher density development due to the fact
that Laramie needs to invest in its infill sites, especially sites near amenities such as the
downtown, parks (Optimist), Snowy range Corridor, and grocery stores (Safeway).
2. The proposed amendment is based on identification of new issues, needs, or
opportunities that are not adequately addressed in the comprehensive plan;
Staff Response: This amendment falls in line with goals and actions identified within the
Comprehensive Plan, Housing Study and the Economic Development Plan, but the current land
use does not allow for the type of density needed for multi-family in order to reach our housing
numbers needed and to encourage amenity investment in the West Side neighborhood.
3. The proposed amendment is based on a change in the policies, objectives, principles,
or standards governing the physical development of the city;
Staff Response: No major polices have changed regarding the physical development of the
community. Policies relating to this development pertain to increasing density within our city
boundaries and increasing the amount of housing. The current, future land use was not in line
with these objectives are more in line with county objectives of retaining a more rural, suburban
development pattern.
4. The proposed amendment may result in unique development opportunities that will
offer substantial benefits to the city; or
Staff Response: The Comprehensive Plan Amendment does offer unique development
opportunities in this part of town if approved, that have previously been dominated by cottage or
traditional single-family homes. Due to reasons stated above a higher density development will
support goals from the Comprehensive Plan and Housing Plan. More specifically, the B1 zoning
will allow for multi-family residential units in the West Side neighborhood that are rare in this part
of Laramie as well as the rest of Laramie.
5. The proposed amendment is based on an identification of errors or omissions in the
comprehensive plan.
Staff Response: Not applicable.
PUBLIC COMMENTS:
Legal notice was published in the Laramie Boomerang on September 11, 2021. Letters were sent to
surrounding property owners within 300 feet of the subject property on September 10, 2021.
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Additionally, the property has been posted with the required development proposal sign. Staff has
received multiple enquiries surrounding the project.
Below is a summary of the public comments that we have received:
1. Enquiries at to what the future plan for the what is to be developed
a. Did not concern the members of the public
2. Neighbor concerned about setback to his property and possible height of the development
Staff’s Response to Public Concerns:
Staff does not know the final development product for the vacant land along Pine Street, but from
previous conversations, the understanding is that the owner would like to develop residential units.
Residential development will be required to go through the conditional use process and come back to
the planning commission.
The setbacks under the B1 district would be 0 feet in the front and sides and 3 feet in the rear. The
height limit within the B1 district is 50 feet in height.
CONCLUSION OF FINAL COMPREHENSIVE PLAN AMENDMENT FINDINGS AND FINDINGS
OF LAW:
Findings of Fact:
• The amendment complies with applicable approval criteria LMC §15.06.060.X.
Conclusions of Law:
• The applicant is proceeding in accordance with the requirements of Laramie Municipal Code Title
15.
ALTERNATIVES:
Following the public hearing and review of the testimony and staff report, the Planning Commission
may choose to take one of the following actions:
1. Approve the revised Future Land Use Map 3.2; (Staff’s Recommendation)
2. Deny the resolution;
3. Modify the revised Future land use Map as warranted by the Commission’s consideration
and discussion of evidence; or
4. Postpone the revised Future Land Use Map until issues identified during the meeting can be
resolved.
Majority Vote of the Commission Required:
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Wyoming law requires a higher level of approval for Comprehensive Plan amendments than a simple
majority of those present. Here is the relevant subsection from Wyoming Statutes:
“The adoption of the plan or any part, amendment or addition shall be by resolution carried by
the affirmative vote of not less than a majority of the commission.” [W.S. 15-1-501]
As our Planning Commission is a seven-member body per Municipal Code, a Comprehensive Plan
amendment cannot be approved unless it receives four or more favorable votes – no matter how
many Commissioners are absent from a meeting or how many vacancies exist on the Commission.
For this plan to be approved, at least four members are required to vote in the affirmative.
STAFF RECOMMENDATION:
Move to recommend that the City Council approve Planning Commission Resolution 2020-01
amending the City of Laramie’s Comprehensive Plan, Future Land Use Map (Map 3.2) changing the
designation from Auto-Urban Residential (AUR) to Suburban Commercial (SC) according to the
findings of fact and conclusions of law.
ATTACHMENTS:
1.
2.
3.
4.
5.

Vicinity Map (1 page)
Existing Future land use map (1 page)
Future Land-Use Map Amended (1 page)
Resolution 2021-01 (1 page)
Attachment A (1 page)

 Page 8

HA R NE Y

GIBB ON

RA ILR O A
D

FLINT

LEW IS

PINE

CE D AR

HO D G EM
AN

BR AD LE Y

CPA-21-01 & Z-21-02
CL AR K

FREMONT

2N D

UN IV ER S
ITY

1ST

IVINSON

GRAND

^

CPA-21-01 & Z-21-02
260 Pine Street and 259 Fremont Street
Comprehensive Plan Amendment & Rezoning
0

170

340

680

1,020
Feet

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.

¯

Industrial

BRADLEY

Industrial

RAILROA
D

Auto-Urban Residential
LEW IS

Auto-Urban Commercial
Auto-Urban Residential
Auto-Urban Residential
Auto-Urban Residential
Auto-Urban Residential

CLARK

CEDAR

FR EMON T

Auto-Urban Residential
HODGEM
AN

Urban Commercial

UNIVERS
ITY

PINE

Industrial

IVINSON

Public / Institutional

Existing Future Land Use
260 Pine Street & 259 Fremont Street

^
0

100

200

400

600
Feet

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.

¯

Industrial

BRADLEY

Industrial

RAILROA
D

Auto-Urban Residential
LEW IS

Auto-Urban Commercial
Auto-Urban Residential
Auto-Urban Residential
Auto-Urban Residential
Auto-Urban Residential

CLARK

Suburban Commercial

CEDAR

FR EMON T

Auto-Urban Residential
HODGEM
AN

Urban Commercial

UNIVERS
ITY

PINE

Industrial

IVINSON

Public / Institutional

Amended Future Land Use
260 Pine Street & 259 Fremont Street

^
0

100

200

400

600
Feet

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.

¯

PLANNING COMMISSION RESOLUTION NO: 2021-01
RESOLUTION OF THE CITY OF LARAMIE PLANNING COMMISSION TO APPROVE A
REQUEST TO AMEND THE FUTURE LAND USE MAP (MAP 3.2) OF THE 2007 LARAMIE
COMPREHENSIVE PLAN
WHEREAS, the Laramie Planning Commission approved Planning Commission Resolution PC 2007-01,
adopting the 2007 Laramie Comprehensive Plan in its entirety including the reservation of a subsequent
chapter addressing conservation issues, replacing the 1995 Land Use Element and certifying the 2007
Laramie Comprehensive Plan to the City Council;
WHEREAS, on June 26, 2007, the City Council received the 2007 Laramie Comprehensive Plan as adopted
and certified by the Planning Commission;
WHEREAS, on August 21, 2007 the Laramie City Council approved the 2007 Laramie Comprehensive
Plan in its entirety for the physical development of the City of Laramie;
WHEREAS, on July 23, 2021, an application was received requesting an amendment to the Future Land
Use Map (Map 3.2) of the 2007 Laramie Comprehensive Plan for an area approximately .82 acres in size
and generally located at 259 W. Fremont Street and 260 Pine Street, and as described in Attachment A, by
changing the designation of the area described from Auto urban Residential to Suburban Commercial;
WHEREAS, the 2007 Comprehensive Plan and applicable existing and anticipated future conditions
contain rationale supporting the amendment of the property’s Future Land Use designation;
THEREFORE THE LARAMIE PLANNING COMMISSION RESOLVES:
Section 1.
That the Laramie Planning Commission hereby approves Planning Commission Resolution
2021-01, granting a request to amend the Future Land Use Map (Map 3.2) of the 2007 Laramie
Comprehensive Plan, pursuant to Laramie Municipal Code 15.06.060.X and Wyoming Statutes § 15-1-503
and § 15-1-505, for an area approximately .82 acres in size and generally located at 259 Fremont Street and
260 Pine Street, and as described in Attachment A, by changing the designation of the area described from
Auto urban Residential to Suburban Commercial;
Section 2.

That this resolution shall become effective after its passage, approval and publication.

PASSED, APPROVED AND ADOPTED the 27th day of September 2021.
___________________________
Shannon Polk
Chair, Laramie Planning Commission
ATTEST:
_________________________
Ryan Shoefelt
Deputy City Clerk

Attachment A

GIBB ON

RA ILR O A
D

FLINT

LEW IS

CPA-21-01 & Z-21-02

PINE

CE D AR

HO D G EM
AN

BR AD LE Y

CL AR K

2N D

FREMONT

1ST

UN IV ER S
ITY

IVINSON

^

CPA-21-01 & Z-21-02
260 Pine Street and 259 Fremont Street
Comprehensive Plan Amendment & Rezoning
0

170

340

680

1,020
Feet

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.

¯

