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Context
Thrive Laramie is an initiative to design the future of the community by addressing issues
around economic development, planning and housing. This code audit document is a part
of a broader project, Thrive Laramie: A Housing Strategy. Initiated as a partnership between
the City of Laramie and Community Builders and guided by an advisory group called the
Housing Action Team (HAT) that provided leadership and local expertise. The Strategy
provides a realistic, market-based assessment for expanding the amount and variety of
housing available in the greater downtown area. Building on the 2015 Housing Study, this
strategy identified the barriers to building housing that addresses gaps in the market by
studying specific opportunity sites. It offers actionable strategies to expand housing in the
greater downtown area, including proposed changes to the local zoning code to enable more
affordable housing to be built.
The project included three core phases, described below.
Market Study: Understanding the Issues. A combination of quantitative market analysis,
along with surveys, interviews and focus groups, was used to assess market demand,
product gaps and consumer preferences.
Code Audit: Identify Barriers to Development. An analysis of three different zone districts
within the greater downtown area identified inhibitors and barriers to desired housing
types. Through this analysis, recommendations for specific changes to the zoning code were
developed.
Opportunities Assessment: Develop Strategies. Three opportunity sites in three different
zone districts that were particularly well suited for infill housing were selected for design and
financial analysis to develop strategies that enable more housing choice.
This document focuses on the code changes necessary to enable more affordable housing
choices to be built in three key zone districts in the greater downtown area, R-2, R-3 and DC.
More details about the community engagement process and each phase of the project can be
found in Thrive Laramie: A Housing Strategy.
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About Zoning Code
Zoning codes are a set of locally-controlled rules that shape how a community grows
and develops over time.

What are zoning codes,
and why do they matter?

Like blueprints for a neighborhood, zoning
codes dictate what an individual may use a
given lot for, what size and shape of building
they may build there, how far the building must
be from other buildings and the street, how
much parking to provide, and even how much
landscaping the owner must install.
Because zoning codes are written and enforced
entirely on the local level, they are expected
to shift over time as the community’s needs
change.
Good zoning codes should work to help a
community’s vision and plans become a reality
over time. For example, when a community’s
plans call for more of a certain type of housing
in a specific neighborhood, zoning codes should
clearly guide and encourage future development
to reflect the community’s goals in that area.

How can zoning codes be
a barrier to housing choice
and affordability?

For example, while it’s reasonable to require
new buildings to provide new parking spaces
in neighborhoods where there is not sufficient
parking already available, setting your parking
requirements even just a little too high can make
it impossible or unaffordable to build many
kinds of homes—especially some of the more
compact, affordable homes that are needed in
Laramie.
Codes require a careful balance, and plenty of
modifications over time, to get it right.
This document outlines the findings from a
zoning code audit of the R-2, R-3 and DC zone
districts. The purpose was to identify any barriers
within the code that may be inhibiting more
affordable housing choices from being built in
Laramie.

Unfortunately, zoning codes can be complex,
and are often out of line with a community’s
plans and goals. While good codes should
make a community’s plans become reality,
poorly aligned codes (or outdated codes) can
actively prevent a community’s goals from being
reached.
Zoning codes are complicated, and while an
individual rule laid out in the code might seem
in line with the community’s goals and plans
at first glance, a deeper analysis might reveal
several ways in which it actively hinders the
community’s progress on housing goals.
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What are some “red flags”
in Laramie’s code?

In Laramie, a list of “red flags” in the zoning
code has been slowly growing for a number of
years. While City Staff has worked to address
a number of these issues, many have required
a deeper analysis to address more fully. These
include:

High parking and low buildings: In the
downtown core, a combination of high parking
requirements and low maximum building
height requirements limits the size of building
to only very small apartment buildings, forcing
construction cost and rents to be too high for
most existing locals to afford.

What is a code audit?

Excessive minimum lot size per building
requirements: The existing minimum lot size
per building standards make it illegal to build
multiple structures on an exceedingly large
number of lots in almost every area of town,
requiring a lengthy, expensive, and unnecessary
variance process for many project types on a
smaller lot, even though the zone may allow the
density.

No mention of Accessory Dwelling Units:
Laramie is home to many—technically nonpermitted— Accessory Dwelling Units (ADUs),
also known as carriage homes. While these types
of homes present many benefits and are a highly
desired housing type in Laramie, the code’s lack
of guidance has caused many otherwise good
ADU projects to either get rejected or fly under
the radar without proper permitting.

In order to test the performance of local zoning
codes, the Thrive Laramie process included
a full audit of three key zone districts found
in the greater downtown area: zones R-2, R-3
and DC. This audit sought to determine if the
regulations for these zones actually allow for the
housing types and price points called for in the
community’s plans and goals. This multi-step
code audit follows the process that a builder or
developer would go through when attempting
to build new housing.
First, a handful of desired housing types are
chosen for each zone, along with a
hypothetical “opportunity site” lot. Each
housing type is then carried through a mock
development proposal, where the code is
analyzed and tested to see what barriers it
would present. Finally, a proforma financial
analysis is performed to calculate how much it
would cost to build each housing type in the
scenario, and how much each would cost to rent
or purchase under the existing code.
This allows any potential changes to the code
to be quantified, allowing the actual impacts
to affordability to be measured. The mock
development proposal process is then repeated
with different code parameters until the project
is more closely aligned with the community’s
housing goals—including form, feasibility, and
price point.
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Affordability and Choice
There is currently a lack of quality affordable housing choices for Laramie’s workforce
in the downtown and surrounding neighborhoods. Like many communities across the
Rocky Mountain West, Laramie’s zoning code, also known as the development code,
is one barrier to building the housing choices that are needed. To understand these
barriers, a code audit was completed for the R-2, R-3 and DC zones.

How was a code audit
completed in Laramie?
This code audit included a multi-step process:
(1) define what affordability is for Laramie’s
workforce, (2) vet desired housing types with
what is currently allowed and (3) evaluate
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Defining affordability in Laramie.

The goal is to ensure the zoning code allows housing options that are affordable for a broad range of
workers in Laramie - but “affordable” can mean a lot of different things!
Every year, the Department of Housing and Urban Development (HUD), produces estimates of area
median income (AMI) by household size for every county in the country.
100% of AMI means that a household is right in the middle - 50% of households earn more than
them and 50% earn less. Housing that is affordable costs 30% or less than a household’s income.

WHAT DOES AREA MEDIAN INCOME (AMI) MEAN?
AMI gives a clear picture of what is affordable for different levels of income and different family
types.The image below represents what is affordable for different family sizes at different income
levels in Albany County. Again, the goal is to ensure the zoning code allows for housing options that
could be affordable for a broad range of workers in Laramie.

HUD Income Limits - Albany County, WY - by AMI and Family Size
Family Size

1 Person

2 Person

3 Person

4 Person

30% AMI

$16,750

$19,150

$21,720

$26,200

50% AMI

$27,900

$31,900

$35,900

$39,850

80% AMI

$44,650

$51,000

$57,400

$63,750

100% AMI

$55,813

$63,750

$71,750

$79,688

Affordable Rents / Mortgage Pmts - Albany County, WY - by AMI and Family Size
Family Size

1 Person

2 Person

3 Person

4 Person

30% AMI

$419

$479

$543

$655

50% AMI

$698

$798

$898

$996

80% AMI

$1,116

$1,275

$1,435

$1,594

100% AMI

$1,395

$1,594

$1,794

$1,992

Affordable Housing Prices - Albany County, WY - by AMI and Family Size
Family Size

1 Person

2 Person

3 Person

4 Person

30% AMI

$83,845

$95,709

$108,724

$131,149

50% AMI

$139,659

$159,581

$179,704

$199,477

80% AMI

$223,504

$255,290

$287,326

$319,113

100% AMI

$279,317

$319,113

$359,158

$398,853

*American Community Survey
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Identifying desirable housing types.
Based on this community feedback, three housing types were identified for further study; accessory
dwelling units (ADUs) [Img. 2], smaller housing types such as cottage courts or bungalows [Img. 3],
and mid-density products such as townhomes to 12-plexes [Img. 4].
This code audit tested these housing types by analyzing one prime development location in each
zone district to see if they were buildable and if so, at what price points the housing would need to
be offered at to make the development feasible.
The zones analyzed exclude some of these desired housing types either through prohibiting them
directly or through code limitations such as minimum lot square footage and parking requirements.
Especially in the context of housing shortages and affordability challenges, these unnecessary
restrictions on certain types of housing development are counterproductive. However, these housing
types are appropriate and compatible in the R2, R3 and DC districts.

Img. 2

Img. 3

Img. 4
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Enabling affordable development
This code audit examined the R-2, R-3 and DC zones’ supply of developable land and what the
code required to build the desired housing types defined on page 7. Key findings for each zone are
described in the following pages.

R-2 ZONE DISTRICT
Key findings in the R-2 zone district:
Lack of housing diversity. Currently the R-2 zone district requires a minimum lot per principle
building size of 6,000 square feet and per unit requires 3,500 square feet. Decreasing requirements
for minimum lot size per principle building and unit will increase the amount of lots that can
accommodate more choices than just a single family home. This will enable more housing to be
built.
Maximum allowable units impact housing cost. Existing zoning limits lots within R-2 to a
maximum of four units per lot. This means that larger lots zoned R-2 like the one analyzed below
would likely be developed with relatively large units targeted at Laramie’s highest income earners.
Increasing the amount of units allowed per lot can effectively lower the rent or sales price required
to make the project work.

How the R-2 zone district affects current lots in Laramie today: This section includes
findings for R-2 zone district based upon existing lots and proposed code changes to enable
affordable development.

About the lot:

SITE ASSUMPTIONS

Img. 11

Location
Lot Size (sf)
Lot Cost
Existing Use

260 N. Pine Street
15,480

The lot studied is located on 260 N. Pine Street
near the corner of Pine Street and Highway 230
in the West Side Neighborhood.

$85,000
Vacant
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Allowable lot design:

Proposed lot design:

Existing zoning limits this site to a maximum of
four units. Because of this, in order to justify the
cost of such a large lot, it is likely the outcome
would be relatively large units targeted to
Laramie’s highest income earners. It would cost
$518,000 to purchase one of the units on the
lot which is affordable for a 2-person household
making 144% of the area median income.

This site has sufficient square footage to support
more than 4 units of housing. A design exercise
indicated that this site has the potential to fit
6 townhomes complete with 2 parking spaces,
rentable workspace and a carriage home also
known as an Accessory Dwelling Unit (ADU).

This home would have a monthly mortgage
payment of $2,586 which is an unattainable
housing cost to most of the Laramie community.
EXISTING ZONING SITE DESIGN
Concept:

This concept would meet a range of affordability
due to the rental spaces, including the
workspace and the accessory dwelling unit also,
known as a carriage home.
PROPOSED SITE DESIGN

Townhomes

Concept:

Live/work

Dwelling units:

4

Dwelling units:

Townhomes:

4

Townhomes:

Carriage homes (ADU):

0

Carriage homes (ADU):

6 (600 SF per unit)

Workspaces/offices:

0

Workspaces/offices:

6 (600 SF per unit)

Parking:

Parking:

6 (1,200 SF per unit)

12 (600 SF per unit)

4

4

12

3

Pine Street

2

Parking
(4 Spaces)

3

4

2

3

2
1

4
1

1

2

1

3

This site plan depicts the maximum units allowed per
zoning code. This is due to parking requirements,
minimum lot standards, lot widths and set backs.

4

This site plan depicts proposed site design to
accomplish affordability by incorporating a live/work
concept. Proposed changes zoning are needed.

EXISTING ZONING STANDARDS AFFORDABILITY

PROPOSED ZONING STANDARDS AFFORDABILITY

Avg. Unit Size:

Avg. Unit Size:

Avg. Sales Price:
Avg. Mortgage Pmt:

2,200 sqft
$518,000
$2,586

Revenue Potential:

$0

Net Mortgage Pmt:

$2,586

10-Year Property Tax Revenue:
10

$164,682

Avg. Sales Price:

1,800/600 sqft
$565,000

Avg. Mortgage Pmt:

$2,650 per property

Revenue Potential:

$1,480 per property

Net Mortgage Pmt: $1,220 if workspace & ADU rented
10-Year Property Tax Revenue:

$324,031
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Impact on affordability:
This site design generates 8 additional homes
than current zoning would allow. Although the
cost per unit isn’t reduced, utilizing additional
income generators from leasing out the
workspace and/or the ADU (also known as
“mortgage helpers”) will allow the prospective
buyer the ability to obtain homeownership
when they otherwise would not be able to afford
homes in this price range.

Img. 5

In addition to the rental units on the property
providing a pathway to homeownership, the
ADUs themselves help meet affordable housing
demands. These units could be affordably leased
to those at 60% of the Area Median Income at a
price of $840 a month [Img. 5]. The workspace
could be leased out at $600/month. Both of
these options subsidize a mortgage dramatically
as shown in the following graphic, resulting in
homes that are affordable to a wide range of
income levels [Img. 6].
Img. 6

Purchase Price:
$565,000

What if we rent out the carriage house?
($840/mo)
(60% AMI)

What if we lease out the work space to a
custom stand-up paddle board manufacturer?
($600/mo)

Mortgage:
$2,650/mo (150% AMI)
Mortgage:
$1,820/mo (114% AMI)

Mortgage:
$1,220/mo (77% AMI)

While the costs to entry are high, if buyers have an
entrepreneurial mindset, they can use their new
property to generate income and help them pay
their mortgage by renting our the workspace and
the accessory dwelling unit. If renting out both units
the buyer would be able to decrease their monthly
mortgage by $1,430. In addition, renting out the
accessory dwelling unit would provide attainable rents
in the area with an average of $840 a month.

PHYSICIAN

2-PERSON HHLD

$90,125/YR

AMI %

140%
120%
100%
80%
60%
40%

ASSOCIATE PROFESSOR

$78,000/YR

JOURNEYMAN PLUMBER

$47,438/YR

RESEARCH ASSISTANT

$35,845/YR

REGISTERED NURSE

$32,482/YR

AUTO MECHANIC

60-77%

$30,268/YR

OF AMI

SERVER / BARTENDER

$13,280/YR + TIPS

Current zoning standards would make these
townhomes affordable to 2-person households making
144% of AMI. Proposed code changes would enable
housing to be built that is affordable to a two-person
household meeting 60%-77% AMI.

3D Render of proposed Live/work concept on 260 N. Pine Street

et

e

Pin

e
Str
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R-2 Proposed Code Changes to Increase Affordability and Choice:
Per existing code this type of housing product and site design would not be permitted. Below
represents the code changes necessary to allow this type of development in the R2 zone district.

REDUCE FRONT SETBACKS FOR PRINCIPLE AND
ACCESSORY STRUCTURES.
3

4

2

3

2

3

1

REDUCE LOT FRONTAGE REQUIREMENT TO 20 FEET
PER STRUCTURE AND EXEMPT ACCESSORY DWELLINGS
FROM REQUIREMENT.

2
1

PERMIT LIVE/WORK BY RIGHT
IN THE R2 ZONE.

4

ELIMINATE PRINCIPLE BUILDING MINIMUM LOT AREA
REQUIREMENT AND REDUCE LOT AREA REQUIRED PER UNIT.

1

ALLOW UP TO 1 EXTERNAL AND 1 INTERNAL ADU PER LOT,
EXEMPT FROM LOT AREA PER UNIT REQUIREMENTS.

4

EXISTING ZONING

PROPOSED CHANGES

Min. Lot Area per Principal Building (sqft)

6,000

N/A

Min. Lot Area per Unit (sqft)

3,500

1,250*

N/A

2,500

Min. Lot Width (Principal / Townhouse Bldg) (ft)

Min. Lot Size (sqft)

60 / 24

20 / 20

Front Setback (Principal / Accessory) (ft)

25 / 45

5/5

60

60

Min. Townhouse Structure Width (ft)
Allowed Uses: Dwelling, Live/Work

-

Accessory means Accessory Dwelling Unit (ADU). Not considered a shed

P
*Accessory dwellings exempted.

Front Setbacks. Reduce required front setbacks from a minimum of 25 feet for the principal
structure and 45 feet for an accessory structure to a minimum of 5 feet for either.
Lot Frontage Requirement. The lot frontage requirement is how wide a lot is required to be.
Currently, 60 feet of frontage is required per principal structure, or 24 feet per townhouse building.
It is recommended that the requirement be reduced to 20 feet per structure, but exempting
Accessory Dwelling Units from this requirement.
Minimum Lot Area. Currently a minimum lot area of 6,000 square feet per principle building and
3,500 square feet per unit is required. While an exemption has been put in place for the primary
structure, the requirement of 6,000 additional square feet remains for additional principle buildings.
It is recommended that the per principle building requirement be eliminated entirely, and replaced
with only a minimum lot area per unit requirement of 1,250 square feet. Accessory Dwelling Units
should be exempted from this requirement.
Accessory Dwelling Units (ADUs). ADUs are not explicitly allowed per Laramie’s zoning code. Allow
up to 1 external and 1 internal ADU per lot, and exempt both from the minimum lot area per unit
requirement.
Allowed Uses. Permit live/work units by right for the R2 zone.
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Additional Considerations:
Accessory Dwellings provide attainable housing options. One housing type that received positive
responses from the community were Accessory Dwelling Units (ADUs). ADUs, also known as carriage
homes, differ from a duplex because they are smaller than the primary home and are usually
limited in total floor area to around 600-900 square feet—making them more “naturally” affordable
in nature due to their size and location.
Because they are typically built and managed by existing property owners, they are a great way
to both provide needed rental housing units and support existing homeowners. ADUs give an
entry way for individuals who struggle to afford homes in difficult and tight housing markets such
as Laramie by providing an additional income to homeowners that will help reduce the cost of
mortgages while providing an affordable rental unit. The Laramie Development Code does not
expressly permit ADUs causing a barrier to new homeowners or those who struggle to enter the
Laramie housing market.

ADUs as Mortgage Helpers
How can different living arrangements with ADUs help
with mortgage payments?
Owner

= Occupied
= Rent

Mortgage
Payment

Main House
Rental
Income

ADU
Rental
Income

Your Net
Mortgage
Payment

-$1,822
-$1,200

$0

$0
$0

-$1,822
-$1,200

$0

$850
$1,400

-$1,102
-$1,565

$2,050
$1,349

$0
$0

-$1,410
-$603

$0

$2,800
$1700

-$660
-$577

Live in house, no ADUs

-$1,952
-$2,965

Live in house, rent 1 ADU
-$2,965
-$1,952
Live in 1 ADU, rent out house

-$3,460
-$2,277
Live in house, rent 2 ADUs
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R-3 ZONE DISTRICT
Key findings in the R-3 zone district:
Lack of housing diversity. Currently the R-3 zone district requires a minimum lot per principle
building size of 6,000 square feet and per unit requires 3,500 square feet. Decreasing requirements
for minimum lot size per principle building and unit will increase the amount of usable lots,
enabling more housing to be built as well allowing for a variety of typologies that match existing
neighborhoods.
Maximum allowable units impact housing cost. Though existing zoning technically would allow
a townhome structure on the site analyzed, the minimum width requirements would need to be
relaxed to fit within required side setbacks. Even so, in order to afford one of these townhomes, an
individual would need to make at least $78,000 a year, which is 120% of the AMI for a two-person
household.

How the R-3 zone district affects current lots in Laramie today: This section includes
findings for R-3 zone district based upon existing lots and proposed code changes to enable
affordable development.

About the lot:

SITE ASSUMPTIONS
Location
Lot Size (sf)
Lot Cost
Existing Use

508 S. 6th Street
7,240
$110,000
Vacant

Based upon feedback from developers and
community members, there is a need for small
single family homes that have 1 to 2 bedrooms
such as bungalows and cottage homes. In
addition to being desirable and marketable
products, these housing types fit within the
existing neighborhood character. Specifically in
the Tree Area Neighborhood, existing bungalows
and cottage homes were found on every street,
however, they would not be allowed per the
zoning code in these locations.
14

The lot studied is located on 508 S. 6th Street
near the corner of 6th Street and Custer Street
within the Tree Neighborhood, currently zoned
R-3.

Example housing from the Tree Area Neighborhood.
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Allowable lot design:

Proposed lot design:

Current zoning requirements would allow a
maximum of 3 townhomes on this lot that,
due to land and construction costs, would cost
a minimum of $387,500 to purchase. At this
purchase price an individual would need a salary
of at least $78,000 per year which is 120% of
Laramie’s area median income for a two person
household.

If more units were allowed on the lot it would
lower the cost of entry which is key to attainable
housing. This lot could accommodate 5
detached bungalows or cottage homes on the
site if minimum lot area per building and street
frontage requirements are relaxed.

EXISTING ZONING SITE DESIGN

PROPOSED SITE DESIGN

Concept:

Townhomes

Concept:

Cottage Court

Dwelling units:

3

Dwelling units:

Townhomes:

3

Cottages:

Carriage homes (ADU):

0

Carriage homes (ADU):

0

Workspaces/offices:

0

Workspaces/offices:

0

Parking:

3

5
5 (800-1,000 SF per unit)

Parking:

5

3

4

Parking
(3 Spaces)

6th Street

1
2
3

This site plan depicts the maximum units allowed per
zoning code, which is 3 townhomes. This is due to
parking requirements, minimum lot standards, and set
backs.

1

2
5

This site plan depicts proposed site design to
accomplish affordability by developing a cottage court
concept. Proposed zoning changes to make this design
possible are detailed on page 17.

EXISTING ZONING STANDARDS AFFORDABILITY

PROPOSED ZONING STANDARDS AFFORDABILITY

Avg. Unit Size:

1,600 sqft

Avg. Unit Size:

Avg. Sales Price

$387,500

Avg. Sales Price

Avg. Mortgage Pmt
Revenue Potential
10-Year Property Tax Revenue:

$1,936
$0
$92,441

Avg. Mortgage Pmt

920 sqft
$228,600
$1,142

Revenue Potential
10-Year Property Tax Revenue:

$0
$90,894
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Impact on affordability:
This site design enables a sales price of $228,600 for each cottage home, lowering the price by 58%.
This would allow a prospective buyer to purchase a home with a salary of $47,438, making it an
attainable housing option for a two person household making 72% of area median income.

EXISTING CONCEPT AMI AFFORDABILITY
PHYSICIAN

2-PERSON HHLD

$90,125/YR

AMI %

140%
120%
100%
80%
60%
40%

ASSOCIATE PROFESSOR

$78,000/YR

JOURNEYMAN PLUMBER

$47,438/YR

RESEARCH ASSISTANT

$35,845/YR

REGISTERED NURSE

PROPOSED CONCEPT AMI AFFORDABILITY
PHYSICIAN

2-PERSON HHLD

$90,125/YR

AMI %

140%
120%
100%
80%
60%
40%

ASSOCIATE PROFESSOR

$78,000/YR

JOURNEYMAN PLUMBER

$47,438/YR

RESEARCH ASSISTANT

$35,845/YR

REGISTERED NURSE

$32,482/YR

$32,482/YR

108%
OF AMI

AUTO MECHANIC

$30,268/YR

AUTO MECHANIC

72%

$30,268/YR

OF AMI

SERVER / BARTENDER

$13,280/YR + TIPS

SERVER / BARTENDER

$13,280/YR + TIPS

Current zoning standards would make these townhomes affordable to 2-person households making 108% of AMI.
Proposed code changes would enable housing to be built that is affordable to a two-person household meeting 72%
AMI.

3D Render of proposed cottage court concept on 508 S. 6th Street
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R-3 Proposed Code Changes to Increase Affordability and Choice:
Per existing code this type of housing product and site design would not be permitted. Below
represents the code changes necessary to allow this type of development in the R-3 zone district.
PERMIT LIVE/WORK BY RIGHT IN THE R3 ZONE
DISTRICT
REDUCE FRONT SETBACKS FOR PRINCIPLE AND
ACCESSORY STRUCTURES

3
1

4

REDUCE LOT FRONTAGE REQUIREMENT TO 12 FEET PER
STRUCTURE, OR ALLOW ALLEY FRONTAGE TO COUNT
TOWARD REQUIREMENT.

2

ELIMINATE PRINCIPLE
BUILDING MINIMUM LOT AREA
REQUIREMENT.

5

INCREASE MAXIMUM HEIGHT FOR ACCESSORY
STRUCTURES
ALLOW UP TO 1 EXTERNAL AND 1 INTERNAL ADU PER LOT,
EXEMPT FROM LOT AREA PER UNIT REQUIREMENTS.

EXISTING ZONING

PROPOSED CHANGES

Min. Lot Area per Principal Building (sqft)

6,000

N/A

Min. Lot Area per Unit (sqft)

1,000

1,000*

N/A

2,000

Min. Lot Width (Principal / Townhouse Bldg) (ft)

Min. Lot Size (sqft)

60 / 16

20 / 12

Front Setback (Principal / Accessory) (ft)

15 / 45

5/5

Min. Townhouse Structure Width (ft)
Max Building Height (Principal / Accessory) (ft)
Accessory means Accessory Dwelling Unit (ADU). Not considered a shed

60

36

50 / 15

50 / 24**

*Accessory dwellings exempted.
**Also shall not exceed the height of the associated principal structure pursuant to subsection 15.10.020.C.3.

Front Setbacks. Reduce required front setbacks from a minimum of 15 feet for the principal
structure and 45 feet for an accessory structure to a minimum of 5 feet for either.
Lot Frontage Requirement. The lot frontage requirement is how wide a lot is required to be.
Currently, 60 feet of frontage is required per principal structure, or 16 feet per townhouse building. It
is recommended that the requirement be reduced to 20 feet per principal structure and 12 feet per
townhouse building, or allow alley frontage to count toward the requirement.
Minimum Lot Area. Currently the minimum lot area requirement is 6,000 square feet per principle
building and 1,000 square feet per unit. It is recommended that the per principle building
requirement be eliminated entirely, and replaced with a minimum lot area requirement of 1,000
square feet per unit. Accessory Dwelling Units should be exempted from this requirement.
Maximum Building Height. Increase the maximum height for accessory dwelling units from 15
feet to 24 feet, specifying that the accessory structure shall not exceed the height of the principal
building.
Accessory Dwelling Units (ADUs). ADUs are not explicitly allowed per Laramie’s zoning code.
Allow up to 1 external and 1 internal ADU per lot, and exempt both from the minimum lot area per
building requirement.
Allowed Uses. Permit live/work units by right for the R3 zone.
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DC ZONE DISTRICT
Key findings in the DC zone district:
Residential parking restrictions drive up prices. Though parking is not required for commercial
uses in the DC zone, residential parking requirements still exist. They can be discounted by 50% 75% due to proximity to public parking, but despite these allowances parking still comprise roughly
25% of the site analyzed.
The more parking required per unit, the fewer units a developer can build. This requires a developer
to charge more for rent to make up the difference. For example, if no parking was required for
residential in the DC zone district then it would be feasible to build rental housing affordable for a
person making $36,000. Below represents the cost of a parking space compared to rentable space.
No Spaces/Unit
1.5 Spaces/Unit

Income Required to Afford Rent: $36,000

Income Required to Afford Rent: $47,000
0.5 Spaces/Unit
2.5 Spaces/Unit

Income Required to Afford Rent: $39,000

Income Required to Afford Rent: $51,000
1 Spaces/Unit
Income Required to Afford Rent: $43,000

Maximum building height requirements also drive up prices. Currently the code requires that
buildings can be no taller than the tallest building on the block or 12 feet taller than the tallest
building on the opposite side of the block, whichever is less. This restriction impacts the number of
units on a site, making affordable housing prices infeasible. These restrictions can cause sites to be
left stagnant or developed only for the community’s highest earners.
Maximum allowable units impact housing cost. Due to the parking requirements and height
restrictions, in order to afford housing in this zone on the site analyzed, an individual would need to
make at least $78,000 a year, or 120% of the area median income for single person households.

How the DC zone district affects current lots in Laramie today: This section includes
findings for DC zone district based upon existing lots and proposed code changes to enable
affordable development.

About the lot:

SITE ASSUMPTIONS
Location
Lot Size (sf)
Lot Cost
Existing Use

18

420 S. 2nd Street
9,360
$143,000
Public Parking

The lot studied in the DC, or downtown district, is
located on 420 S. 2nd Street at the corner of 2nd
and Custer Streets.

Laramie Code Audit

Allowable lot design:

Proposed lot design:

This site is currently a city owned lot used for
free public parking. The zoning code allows a 12
unit mixed use project on this site, requiring 6
parking spots in the rear of the building. Though
parking is not required for commercial uses in
the DC zone, residential parking requirements
still exist. They can be discounted by 50% due to
proximity to public parking, but even with this
allowance, the 6 required on-site spaces take up
roughly 25% of the site. In addition to required
parking taking up 25% of the lot, existing height
restrictions further limits the amount of units
possible on this site. As a result, if this 12 unit
mixed use building was built today, each unit
would require a minimum of $1,667 of monthly
rent, making these homes affordable to 119% of
AMI , and likely not achievable in the Laramie
market.

With some modifications to the zoning code,
mainly to parking requirements, this site could
accommodate 28 new housing units instead
of 12. These improvements make the project
market feasible with no subsidy required and
provides affordable housing to individuals
earning 65% of area median income.

EXISTING ZONING SITE DESIGN

PROPOSED SITE DESIGN

Concept:

Residential

Concept:

Mixed Use

Dwelling units:

12

Dwelling units:

Studios:

12

Studios:

23 (395 SF per unit)

1-2 Bed:

0

1-2 Bed:

5 (706-794 SF per unit)

Ground Floor Retail:

(2,000 SF)

Parking:

Parking
(6 Spaces)

6

28

Ground Floor Retail:

(3,033 SF)

Parking:

0

16

12

12

Custer Street
This site plan depicts the maximum units allowed per
zoning code. This is due to parking requirements,
minimum lot standards, and set backs.

This site plan depicts proposed site deign to accomplish
affordability by incorporating a mixed use with micro
units concept. Proposed changes zoning are needed.

EXISTING ZONING STANDARDS AFFORDABILITY

PROPOSED ZONING STANDARDS AFFORDABILITY

Avg. Unit Size:

Avg. Unit Size:

700 sqft

454 sqft

Achievable Rent:

$1,050

Achievable Rent:

$889

Rent Needed for Feasibility:

$1,667

Rent Needed for Feasibility:

$900

Land Cost:
Sewer/Water Tap Fees:
10-Year Property Tax Revenue:

$143,000
$36,000
$237,898

Land Cost:

$143,000

Sewer/Water Tap Fees:

$43,000

10-Year Property Tax Revenue:

$337,057
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Impact on affordability:
This concept would achieve a monthly rent of $900 a month per unit, making it affordable to a
person making a $47,438 annual salary or 65% area median income.
EXISTING CONCEPT AMI AFFORDABILITY
PHYSICIAN

1-PERSON HHLD

$90,125/YR

AMI %

140%
120%
100%
80%
60%
40%

ASSOCIATE PROFESSOR

$78,000/YR

JOURNEYMAN PLUMBER

$47,438/YR

RESEARCH ASSISTANT

$35,845/YR

REGISTERED NURSE

PROPOSED CONCEPT AMI AFFORDABILITY
PHYSICIAN

1-PERSON HHLD

$90,125/YR

AMI %

140%
120%
100%
80%
60%
40%

ASSOCIATE PROFESSOR

$78,000/YR

JOURNEYMAN PLUMBER

$47,438/YR

RESEARCH ASSISTANT

$35,845/YR

REGISTERED NURSE

$32,482/YR

$32,482/YR

AUTO MECHANIC

119%

$30,268/YR

OF AMI

AUTO MECHANIC

65%

$30,268/YR

OF AMI

SERVER / BARTENDER

SERVER / BARTENDER

$13,280/YR + TIPS

$13,280/YR + TIPS

Current zoning standards would these apartments affordable to a 1-person household making 119% of AMI, which is
someone who makes $78,000. Proposed code changes would enable housing to be built that is affordable to a oneperson household meeting 65% AMI.

3D Render of proposed mixed use micro unit concept on 420 S. 2nd Street
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DC Proposed Code Changes to Increase Affordability and Choice:
Per existing code this type of housing product and site design would not be permitted. Below
represents the code changes necessary to allow this type of development in the DC zone district.

INCREASE MAXIMUM NUMBER OF STORIES TO ALLOW
FOR MORE FLEXIBILITY.

16

ELIMINATE PARKING REQUIREMENTS FOR RESIDENTIAL
DEVELOPMENT IN THE DC ZONE.

12

GAP FINANCING MEASURES:
• WRITE-DOWN COST OF CITY-OWNED LAND
• CONSIDER FEE WAIVERS
• LOOK INTO PROVIDING PARTIAL OR TOTAL TAX
ABATEMENT FOR 5-10 YEARS.

Max.
Max.Building
BuildingHeight
Height
Min.
Min.Parking
Parkingper
per1000
1000sqft
sqftCommercial
Commercial
Min.Parking
Parkingper
perResidential
ResidentialUnit
Unit
Min.

EXISTING
EXISTING ZONING
ZONING

PROPOSED CHANGES

No
No taller
taller than
than tallest
tallest building
building on block face
or
or 12
12 ft
ft taller
taller than
than building
building on opposite
block
block face,
face, whichever
whichever is less.

70ft
80ft

00

0

1 space per unit. 75% space reduction in
.75 spaces per unit unless within 660 ft of
DC zone & an additional 50% reduction if
public parking, then .5 spaces per unit.
loaded w/ 660 ft of public parking.

0

Maximum Building Height. Current requirements specify that the buildings cannot be taller than
the tallest building on the block face or 12 feet taller than any building on the opposite block face,
whichever is less. It is recommended that this requirement be simplified to a maximum building
height of 80 feet, which fits with the character of this zone district. This increases the maximum
number of stories possible to allow the developer more flexibility.
Minimum Parking Requirements. The current code requirement is 1 space per unit. 75% of space
reduction in DC zone district and an additional 50% reduced parking requirement if the building is
less than 660 feet away from public parking. It is recommended that this parking requirement be
eliminated for residential development within the DC zone district.
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Additional Considerations:
Density restrictions also drive up prices. Given the fixed costs of land and construction in Laramie,
which the public sector cannot control, the most effective way to enable private developers to
deliver more affordable homes is to allow them to build more housing units on a given lot. This is
difficult per existing code requirements for all zones analyzed.
High minimum lot size and low maximum density are especially limiting. It is essential to
approach setting lot size and density regulations with this concept in mind: there is a cost to a
restricting density. Cities must think critically when setting density standards, and be cautious not to
require more land area per unit than is necessary to allow for the housing types that are desired for
the zone.
Laramie’s lack of quality housing choices is hurting the local economy. The Laramie community’s
lack of quality housing choices is hurting the local economy. Not only is housing unaffordable to
many, there is a lack of the types of housing choices to meet the needs of the people who want
to live in Laramie. Existing businesses are growing and new businesses are coming, but employers
struggle to attract and retain talent. The cost of housing is high and household incomes are low so
people struggle to find quality housing that meets their needs.
Because new development has focused primarily on 3-4 bedroom single family homes and large
apartment buildings on the periphery of town, there remains a high demand for smaller sized
housing products, particularly in the greater downtown area. In for-sale products, homes under the
$300K price point are greatly needed. Additionally, while vacancy rates suggest a surplus in rental
housing, based on interviews and focus group conversations, there is a lack of quality, affordable
rental housing. As a result, 54% of renters are choosing to become cost burdened in order to get the
quality of housing that they desire. This means that money that could be spent in the local economy
is instead being put toward rent that is beyond what people can afford. Enabling the development
of more rental units within the downtown could fill a gap in the market for quality rental housing
at more affordable price points, resulting in less cost-burdened households and more disposable
income being spent locally.
To enable continued economic growth, it is crucial that Laramie addresses these gaps in the
housing market. And yet, these products are not currently being built in Laramie. The proposed
zoning code changes outlined in this document is the first step necessary for achieving more quality
affordable housing choices for the community.
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