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

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

LARAMIE PLANNING COMMISSION
January 27, 2020
STAFF REPORT

FILE:

CPA-19-02 Amendment to the Laramie Comprehensive Plan
(2007), Future Land Use Map (Map 3.2)

REQUEST:

Land Use Plan Amendment from AUM (Auto Urban Multi-Family) to
AUC (Auto-Urban Commercial) for an area approximately 19 acres in
size

LOCATION:

1171 & 1271 W Baker Street (Laramie KOA)

APPLICANT(S)/AGENT:

KOAM Properties, LLC/Nick Briskey

OWNER(S):

KOAM Properties, LLC/Nick Briskey

PURPOSE:

To allow for uses and zoning compatible with the Auto Urban MultiFamily land use designation.

CURRENT ZONING:

Current zoning is B1 - Companion Rezoning Application (Z-19-03)
requesting rezoning to B2

PREPARED BY:

Derek T. Teini, AICP, Planning Manager

RECOMMENDED MOTION:
Move to approve Planning Commission Resolution 2020-01, amending Future Land Use Plan Map
(Map 3.2) of the Comprehensive Plan for the property described in the Resolution, located at 1171 &
1271 W. Baker Street, for an area approximately 19 acres in size, by changing the Future Land Use
Designation from AUM (Auto Urban Multifamily) to AUC (Auto-Urban Commercial), 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.

January 27, 2020

CPA-19-02 1271 W Baker Street (Laramie KOA)

BACKGROUND:
The applicant currently operates a pre-existing, non-conforming Campground, RV Park and Travel
Trailer Park (KOA) on approximately 14 acres of the 19 total acres related to the application. On the
remaining 5 acres the applicants operated a Mobile Home Park that contained about 40 mobile
homes. About 1 year ago the applicants began removal of the 40 mobile homes, with the intent of
expanding the existing KOA into the area that was once occupied with the 40 mobile homes.
However, due to the pre-existing, non-conforming status of current KOA, expansion of the KOA into
this area would not be allowed under the current zoning designation of B1 and the pre-existing nonconforming status of the KOA. In order allow for the expansion the applicants have submitted a
Comprehensive Plan Amendment (this application), as well as a zoning amendment application,
Conditional Use Permit and Site Plan Application. The multiple applications, if approved, would allow
the applicant to expand the KOA and bring the full 19 acre KOA into full compliance with current
zoning.
The applicant wishes to amend the Future Land Use Plan to re-designate this area from AUM (Auto
Urban Multi-Family) to AUC (Auto-Urban Commercial) for an area approximately 19 acres in size to
allow for the area to be rezoned to B2 (Business) District.
The applicant has also filed an application requesting the subject area to be rezoned from B1
(Limited Business) District to B2 (Business) District. The rezoning application, if approved would
allow for the applicant to apply for a Conditional Use Permit which would allow for a Campground, RV
Park and Travel Trailer Park. In the event this Land Use Plan Amendment is not approved by the
Planning Commission, the requested rezoning from B1 to B2 cannot be approved.
In the event the Comprehensive Plan and Zoning Amendment is approved, the applicant will be
required to complete the Conditional Use Permit process, which is considered by the Planning
Commission as one of the last steps in the process before the KOA would be allowed to expand.
Details regarding the conditional use will be presented to the Planning Commission following
conclusion of the Comprehensive Plan Amendment and Zoning Amendment. The application will
include details regarding site modifications, additional landscaping and other modifications to the site.
Finally, in 2018 the applicant applied for a Temporary Use Permit to allow for a Temporary
Campground, RV Park and Travel Trailer Park in the area where the mobile homes were removed.
City code has extensive requirements for temporary uses, that were meet by the applicant. It was the
intent of the applicant to use this Temporary Use Permit to get them through the summer and allow
them time to prepare necessary application materials for the permanent conversion of the site into
the intended use.
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SURROUNDING LAND USE AND ZONING:
Future Land Use:
Future Land Use
Designation (Map 3.2)
Subject
Property
North
South
East
West

AUM (Auto Urban MultiFamily)
AUC (Auto Urban
Commercial)
AUM (Auto Urban MultiFamily)
AUC (Auto Urban
Commercial)
AUM (Auto Urban MultiFamily)/UR (Urban
Residential)

Zone District

Land Use

B1 (Limited Business)

Campground, RV
Parks and Travel
Trailer Parks &
Mobile Home Park

B1 (Limited Business)

Mobile Home Park

B1 (Limited Business)

Mobile Home Park

B2 (Business)

Vacant/Hotel

B1 (Limited Business)/R3
(Multi-Family Residential)

I-80/Storage Unit
Complex

Staff supports the change in the Comprehensive Plan’s designation of this area to Auto-Urban
Commercial. Historically the use of this site has been as a mobile home park and Campground, RV
Park and Travel Trailer Park and designated as Auto Urban Multifamily in the Comprehensive Plan.
Although this designation is more constant with the other existing uses in the area, two large mobile
home parks, this designation is not consistent with the use of the site as a Campground, RV Park
and Travel Trailer Park, instead it is more consistent with the Auto Urban Commercial designation
based on use and proximity to the interstate. Staff believes the Auto Urban Commercial designation
and any potential rezoning allowed within this designation will be more compatible and better suited
for the future, than allowing this area to continue as a mobile home park or other housing type.
The requested B2 zoning designation would conform with the proposed Future Land Use of AutoUrban Commercial, if the Comprehensive Plan, Land Use Amendment is granted.
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;
Staff Response: The Comprehensive Plan’s Land Use Plan was based on the examination
of the community’s past growth, the existing growth pattern and character of development,
development permitted at that time, and development constraints such as governmentowned lands, flood prone areas, and zoning. Additionally, the community’s land use and
future growth plans were evaluated and compared against the targeted future population of
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the City which is described in Chapter 2 (Conditions & Outlook). The Land Use Plan was
formed by the concerns and ideas expressed by residents during public workshops,
stakeholder interviews, and many community meetings.
As noted above the surrounding uses and the uses on part of this site were more consistent
with the Auto Urban Multi-Family Designation, thus at the time was designated as such to
recognize exiting uses. Over time, and as requested by the applicant a move to a more
commercial oriented land use and zoning is being requested to allow for expansion of the
KOA and to allow from the applicants to bring it into full conformance with current zoning
requirements. Because of the location of this site being nearby an interstate and interchange
area, a more commercial designation in the Comprehensive Plan is logical and would allow for a
compatible use, such as a Campground, RV Park and Travel Trailer Park in this area or other
uses allowed within the requested B2 Commercial zone.
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: The proposed amendment allows the property owner the ability to increase the
size of the existing KOA. As noted above a portion of the 19 acres, up until about a year ago was
being used as a mobile home park. With the removal of the last mobile home in the park,
expansion of the KOA in this area was not envisioned at the time of the land use designation in
the Comprehensive Plan. Because of the location of this site being nearby an interstate and
interchange area, a more commercial designation in the Comprehensive Plan is logical and
would allow for a compatible use, such as a Campground, RV Park and Travel Trailer Park in this
area or other uses allowed within the requested B2 Commercial zone.
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 policies have changed regarding the physical development of the
community. The property is currently being used, in part, under a non-conforming status and
through these applications will allow the desired use to be permitted for the whole site. At the time
the Auto Urban Multi-Family destination was the best fit for the existing use as a mobile home
park, but with the proposed changes, making this area Auto Urban Commercial would be more in
line with the desired use of the site and any future use of the site.
4. The proposed amendment may result in unique development opportunities that will
offer substantial benefits to the city; or
Staff Response: The proposed Future Land Use Plan Amendment and related Zoning
Amendment would allow for expansion of the existing business (KOA) as well as future use of the
site for other uses allowed in the B2 zone. Near term, expansion of the KOA is the key objective
of the applicant, but if the KOA was to relocate or no longer operate at this location, a highly
visible and accessible B2 zoned property would be available for future development that already
includes access to infrastructure (roads, water and sewer). Any expansion or new development
would increase the future development potential in this part of Laramie by providing a growth
impetus to development of property in an area of town that has high potential for development.
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5. The proposed amendment is based on an identification of errors or omissions in the
comprehensive plan.
Staff Response: Not applicable.
PUBLIC COMMENTS:
Public notice of the request was provided by mail to property owners within 300’ of the property on
January 10, 2020 and legally advertised in the Laramie Boomerang on January 11, 2020. To date,
staff has received only one public inquiry related to this item. As of publication of this staff report all
comments were simply inquiries, with no comments opposed to the future land use change.
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 amendments and resolution as submitted; (Staff’s Recommendation)
2. Deny the amendments and resolution as submitted;
3. Modify the amendments and resolution as warranted by the Commission’s consideration and
discussion of evidence; or
4. Postpone the amendments and resolution until issues identified during the meeting can be
resolved.
STAFF RECOMMENDATION:
Move to approve Planning Commission Resolution 2020-01, amending Future Land Use Plan Map
(Map 3.2) of the Comprehensive Plan for the property described in the Resolution, located at 1171 &
1271 W. Baker Street, for an area approximately 19 acres in size, by changing the Future Land Use
Designation from AUM (Auto Urban Multifamily) to AUC (Auto-Urban Commercial), based on findings
of fact and conclusions of law, and to forward the item to City Council for certification.
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ATTACHMENTS:
1.
2.
3.
4.

Planning Commission Resolution 2020-01 & Attachment 1 (2 Pages)
Vicinity Map (1 Page)
Land Use Map (1 Page)
Cover Letter (1 Page)
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PLANNING COMMISSION RESOLUTION NO: 2020-01
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 December 2, 2019, 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 19 acres in
size and generally located at 1171 & 1271 W Baker Street, and as described in Attachment A, by changing
the designation of the area described from Auto Urban Multi-Family (AUM) to Auto-Urban Commercial
(AUC);
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
2020-01, 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 19 acres in size and located at 1171 & 1271 W Baler Street, and
as described in Attachment A, by changing the designation of the area described from Auto Urban MultiFamily (AUC) to Auto-Urban Commercial (AUC);
Section 2.

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

PASSED, APPROVED AND ADOPTED the 27th day of January 2020.

___________________________
Jim McGrath
Chair, Laramie Planning Commission

ATTEST:

_________________________
Ryan Shoefelt
Deputy City Clerk
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June 5, 2019
To Whom it May Concern:

I am writing this letter on behalf of KOAM Properties LLC to formally request a
Comprehensive Plan Amendment. This Comprehensive Plan Amendment is in addition to a
Conditional Use Permit application, a Site Plan Review, and an application for rezoning that
will all be submitted to the City of Laramie.
We are requesting this amendment in order to expand the existing Laramie KOA onto the
1171 West Baker Street property. Our company owns and operates the Laramie KOA and
Milliken Mobile Home Park (1171 West Baker Street). We want to convert the Milliken
Mobile Home Park (adjacent to the KOA) into 40 new, full hook-up RV sites to use in
addition to the existing sites at the KOA.

Our request to change the 1171 West Baker Street property from Auto Urban Multifamily
to Auto Urban Commercial is required in order to change the zoning from B1 to B2. We
believe this request seamlessly supports Laramie’s Comprehensive Plan. KOA
Campgrounds have a sterling reputation for quality and dependability. Expanding the RV
sites will enhance the character of the community while contributing to the city’s economic
development and desirability. The additional RV sites will feature first-class amenities and
outdoor recreation opportunities that promote active living to residents and visitors alike.
Our proposed amendment will provide the City of Laramie with multiple benefits. Tenants
at Milliken Mobile Home Park paid no lodging tax or sales tax. By converting to RV sites,
guests will now pay lodging and sales tax. The new, deluxe sites will bring more visitors to
the city and entice them to stay longer.
According to the Cheyenne Tribune Eagle, 543,705 visitors participated in Cheyenne
Frontier Days in 2018. Wyoming Public Media reported between 15-20,000 people
attended University of Wyoming’s home football games each week in 2018. During these
events and others such as Laramie Jubilee Days, the KOA park is at 100% capacity and is
forced to turn visitors away. Our proposed amendment would provide an opportunity to
meet growing needs under the comprehensive plan.

If there is anything else our company can provide to assist in this matter, please contact us
right away. We appreciate your support and look forward to working with you on this
future endeavor.
Sincerely,

