
Sheridan City Planning Commission
Meeting Agenda

September 28, 2026
7:00 PM, City Council Chamber, City Hall

           
1. Call to Order and Roll Call of Members 
 

2. Approval of Agenda as Presented
Motion by:
Second:
Vote: 

 

3. Review, correction, and approval of minutes of the September 14, 2026 meeting.
Motion by:
Second:
Vote: 

 
New Business

 

4. Consideration of PL-26-34, Resolution 20-26. Final plat of Black Tooth Business Park. The
applicant, Heartland Assets, LLC is requesting to subdivide 53.72 acres of unplatted land into 15
lots. Zoned B-2 Business District. Located at 3150 Heartland Dr. PIN 55841110000133.

Motion by:
Second:
Vote: 

 
5. Comments from Commissioners and Staff  
 

6. Adjourn 
 

 



 

  

MEMO 

  
TO: Planning Commission
FROM: Kelly Schroeder, Planning Director
RE: Review, correction, and approval of minutes of the September 14, 2026 meeting.

Motion by:
Second:
Vote:

Attachments
minutes



CITY OF SHERIDAN  
MINUTES OF PLANNING COMMISSION MEETING 

CITY HALL COUNCIL CHAMBERS 
SEPTEMBER 14, 2026 

 

1.​ Commission Vice Chair Ryan Franklin called the meeting to order at 7:00 PM with a quorum as 
follows: Rio Franzman, Adam Benson and Brandy Campbell. Staff present included City Planner 
Kelly Schroeder and City Clerk Ashlee Trangmoe.  

2.​ Approval of Agenda  
Commissioner Benson moved, seconded by Commissioner Campbell to approve the agenda as 
presented. Motion carried by unanimous consent. 

3.​ Approval of the Minutes of the August 24, 2026 Meeting 
Commission Vice Chair asked for any changes or additions to the minutes of August 24, 2026 
No changes or additions were noted. Commissioner Campbell moved, seconded by 
Commissioner Franzman to approve the minutes for the August 24, 2026 meeting.  Motion 
carried by unanimous consent. 
 

NEW BUSINESS 
 

4.​ Consideration of PL-26-32; Resolution 18-26, Alison - Minor No 2 Subdivision. The 
applicant, Fairgrounds Plaza Inc is requesting to subdivide 1.81 acres from 1 lot into 2 lots, 
zoned B-1 Business District. Located at 2335 Wetlands Dr and 604 1st Ave W. PIN 
55840220000110. City Planner Kelly Schroeder presented to the Commission. 

​  
With no questions or discussion from commissioners or the public, the Commission Vice Chair 
called for a motion. 
 
➢​ Motion: Commissioner Franzman motioned, seconded by commissioner Campbell, to 

forward a positive recommendation to the Governing Body to approve PL-26-32; 
Resolution 18-26, Alison - Minor No 2 Subdivision without any conditions. Motion 
carried by unanimous voice vote.  
 

5.      Comments from Commissioners and Staff 
A.​ None 

 
6.  The meeting adjourned at 7:04 PM. 

 
APPROVED: 

 
 

 ____________________________________ 
Commission Vice Chair Ryan Franklin 

 
 
ATTEST: 
 
____________________________  
Ashlee Trangmoe, City Clerk 

 



 

  

MEMO 

  
TO: Planning Commission
FROM: Kelly Schroeder, Planning Director
RE: Consideration of PL-26-34, Resolution 20-26. Final plat of Black Tooth Business Park. The

applicant, Heartland Assets, LLC is requesting to subdivide 53.72 acres of unplatted land into
15 lots. Zoned B-2 Business District. Located at 3150 Heartland Dr. PIN 55841110000133

Attachments
Staff Report
Draft Resolution
final plat
aerial
street variance



 

 
 

CITY OF SHERIDAN, WYOMING 

55 Grinnell Plaza, Sheridan Wyoming 82801 

Planning Division 
____________________________________________________________________________ 

MEMORANDUM 
 

From:  Kelly Schroeder, City Planner 
To:   City of Sheridan Planning Commission 
Date:   September 28, 2026 

 

Re: PL-26-34 Black Tooth Business Park Final Plat Staff Report 

 
 
Background 
 
DOWL Engineering, on behalf of the property owner, Heartland Assets, LLC has submitted a final 
plat application for the following location:  
  

Address: 3150 Heartland Dr., Sheridan, WY 82801 
 Legal:  Unplatted land 
 PIN:   55841110000133 
 
The applicant is proposing to divide 53.72 acres into 15 commercial/light industrial use lots with 
lot sizes ranging from 0.84 acres to 12.52 acres in size.  
 
Discussion 
 
Zoning 
The proposed Black Tooth Business Park subdivision is zoned B-2 Business District, with lots 1-
5 being located within the Entryway Corridor. There are no minimum lot size or density 
requirements for the B-2 Business District. Setback, height, and parking requirements will be 
addressed at the time of a building permit application for any of the lots. The Entryway Corridor 
contains certain architectural and landscaping requirements that will also be addressed at the 
time of a building permit. No open space is required as part of this subdivision. 
 
Engineering 
Primary access to the subdivision will be via Heartland Drive, which will require right-of-way to be 
dedicated through the Whitney Benefits lot just to the north of this subdivision. The applicant 
secured an easement through this section during the preliminary plat stage and will dedicate the 
required right-of-way via instrument with this final plat.  
 
Heartland Drive will be located in a 60-foot right-of-way and built to a City standard with a 39-foot 
roadway. A continuation of the 5-foot sidewalk on the west side will be built through the Whitney 
Benefits lot, then transition to a 10-foot pathway along the west side of the Black Tooth Business 
Park subdivision.  



 

 

 
Dry Ranch Road within the bounds of this subdivision will be placed in a public right-of-way and 
improved as a 20-foot-wide gravel road for emergency vehicle ingress and egress. Dry Ranch 
Road appears in the 2026 Transportation Master Plan as a future possible collector to a future 
middle east corridor. Given the improvements to Heartland Drive in support of future connections, 
staff supports the proposed minimal improvements to Dry Ranch Road at this time. 
 
Traffic Report  
The Black Tooth Business Park Lots 1 through 15 contain approximately 48 acres of B2 zoned 
developable area. Using the composite trip generation rate, assuming this project will have a 
similar rate as the Wesco area, the Black Tooth Business Park is estimated to contribute an 
additional 159 vehicles per day or around 19 vph peak hour volume. The estimated ADT of 
Heartland Drive at the intersection of Brundage Lane is estimated to be around 397 vehicles per 
day. 
 
Drainage  
Drainage for the proposed subdivision area is expected to be collected and conveyed using 
primarily surface drainage. Design drawings highlight flow patterns, culverts, detention areas, and 
other drainage related structures. 
 
Utilities  
The subdivision will be served by municipal water and sanitary sewer. A new 16-inch public water 
main will be extended from the existing City system through the Whitney Benefits property to the 
north and through the proposed subdivision. The main will be installed within the Heartland Drive 
right-of-way to the cul-de-sac, then continue south within a dedicated access and utility easement 
to establish a future connection point for continued extension of the public water system as 
adjacent properties develop. This extension is intended to serve both the proposed subdivision 
and future development consistent with the City's Water Master Plan and Public Infrastructure 
Design Standards. 
 
Municipal sanitary sewer service will be provided by extending a new 8-inch public sewer main 
through the Whitney Benefits property and into the proposed subdivision within the Heartland 
Drive right-of-way, where it will terminate at the Heartland Drive cul-de-sac. A second 8-inch public 
sewer main will also be constructed within the Dry Ranch Road right-of-way south of Heartland 
Drive to establish a future connection point for additional development. These extensions are 
intended to facilitate future growth by allowing adjacent properties to connect to the municipal 
collection system as development occurs while avoiding the need for future reconstruction of 
newly completed infrastructure. 
 
The proposed water system has been evaluated using the City’s WaterGEMS model. The design 
report indicates that the system meets applicable pressure and fire flow requirements across most 
developable portions of the subdivision. Due to topographic constraints, commercial fire flow may 
be insufficient for commercial buildings at the highest elevations located on portions of Lots 13, 
14, and 15. As noted on the plat, buildings may require fire sprinkler systems or other measures, 
as determined by the Fire Code Official at the time of development.  
 



 

 

The sanitary sewer system has also been evaluated for both the proposed subdivision and 
anticipated future tributary development. The design report concludes that the proposed 
improvements and downstream public sewer system have adequate capacity to accommodate 
the projected loading from both the subdivision and surrounding developable properties. 
 
Fire  
The proposed Black Tooth Business Park has conditional Fire Department approval with the 
following conditions:  A secondary access will be required per International Fire Code depending 
on the type of buildings that will be constructed. There is currently a bottleneck at the entrance 
of this subdivision at E. Brundage Ln and Dry Ranch Road which serves this entire area. A 
secondary emergency access will be required if the properties are developed into apartments or 
further subdivided into more lots. This requirement can be addressed at the time of a building 
permit application.  Commercial occupancies require the installation of a Knox box for access 
during emergencies. 
 
As stated above in the Utilities discussion, available fire flow on some lots may be insufficient to 
meet the required fire flow for certain future commercial buildings.  Required fire flow, available 
fire flow, and any allowable reductions thereto shall be determined by the Fire Code Official in 
accordance with the adopted International Fire Code in effect at the time of 
development.  Compliance may require approved Fire Suppression systems or other fire 
protection measures authorized by the adopted code. These lots are specified in the plat. 
 
Future Land Use 
The Future Land Use Map from 2017 indicates that this area is appropriate for commercial use. 
The proposed subdivision and intended uses are compatible with the future vision for this area.   
 
Staff Review Comments 
Staff comments during the internal review of this final plat application were related to minor 
corrections or clarifications needed in the traffic report and on the final plat. Revised documents 
have been submitted, and staff have approved of the application material pending WYDOT review 
and approval of the traffic report prior to the subdivision being recorded.  
 
Public Notice 
Staff sent notices to 8 surrounding property owners and published a legal ad in the Sheridan Press 
with information about the project and the public hearing schedule. A sign was also posted on the 
property. To date, staff have received no comments or questions from the public regarding the 
application.  
 
Staff Recommendation  
 
Staff recommends that Planning Commission recommend approval of PL-26-34, Resolution 20-
26 Black Tooth Business Park Final Plat to the Governing Body.  
 
  



 

 

Sample Motions 
 

1. Positive Recommendation  
“I motion to recommend approval of PL-26-34, Resolution 20-26 Black Tooth Business 
Park Final Plat to the Governing Body.”  

 
2. Positive Recommendation with Conditions 

“I motion to recommend approval of PL-26-34, Resolution 20-26 Black Tooth Business 
Park Final Plat to the Governing Body with the following conditions: [state conditions]”  
 

3. Negative Recommendation 
“I motion to recommend denial of PL-26-34, Resolution 20-26 Black Tooth Business Park 
Final Plat to the Governing Body for the following reasons [state reasons]” 

 
Anticipated Meeting Schedule 
 
Monday, September 28, 2026, 5:30pm - City Council Study Session 
Monday, September 28, 2026, 7:00pm - Planning Commission Public Hearing and Consideration 
Monday, October 5, 2026, 5:30pm - City Council Public Hearing and Consideration 
 
All meetings are held in the City Council Chambers on the 3rd Floor of City Hall. Located at 55 
Grinnell Plaza, Sheridan, WY 82801. 
 



CITY OF SHERIDAN
RESOLUTION 20-26

A RESOLUTION APPROVING PL-26-34, THE FINAL PLAT OF BLACK TOOTH 
BUSINESS PARK SUBDIVISION, DIVIDING 53.72 ACRES OF UNPLATTED LAND INTO 
15 LOTS. ZONED B-2 BUSINESS DISTRICT. LOCATED AT 3150 HEARTLAND DRIVE 
(PIN 55841110000133).

WHEREAS, The final plat of Black Tooth Business Park Subdivision has been reviewed 
for consistency with Appendix B (Subdivision Regulations) and other applicable City code; and 

WHEREAS, all applicable requirements for a final plat have been met and all documents meet 
applicable requirements in Appendix B (Subdivision Regulations). 

 

BE IT RESOLVED BY THE GOVERNING BODY OF THE CITY OF SHERIDAN, WYOMING:

The city approves the final plat of Black Tooth Business Park Subdivision, dividing 53.72 
acres of unplatted land into 15 lots. 

In approving Black Tooth Business Park Subdivision, the City of Sheridan Governing Body finds 
the following as required by Sheridan City Code Appendix B §202A: 

1. The property is already within the corporate limits of the City and requires no further 
action as pertains to annexation. 

2. The lots as platted conform to the requirements of the City Zoning Ordinance. 

3. The subdivision falls outside the Airport Influence Area. 

4. As concluded by Utilities Department staff, there is adequate long-term water supply to 
serve this subdivision as of the time of this resolution. 
 

PASSED, APPROVED AND ADOPTED this _____ day of __________ 2026. 

  

City of Sheridan 

____________________________ 

Richard Bridger, Mayor 

ATTEST: 

__________________________

Ashlee Trangmoe, City Clerk
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NOTES

1. ANY PURCHASER DOES NOT HAVE THE RIGHT TO THE NATURAL FLOW OF ANY STREAM WITHIN, OR ADJACENT TO THE SUBDIVISION, SINCE WYOMING WATER

ADMINISTRATION LAWS DO NOT RECOGNIZE ANY RIPARIAN RIGHTS WITH REGARD TO NATURAL FLOW FOR PERSONS LIVING ON THE BANK OF ANY STREAM OR RIVER.

2. ALL NEW CONSTRUCTION, REMODELING, ADDITIONS OR REPAIRS TO ANY PUBLIC OR PRIVATE BUILDINGS WITHIN THE SUBDIVISION SHALL BE CONSTRUCTED IN

ACCORDANCE WITH THE CITY SHERIDAN  STANDARDS REGULATIONS AND BUILDING PERMITS AND INSPECTIONS ARE REQUIRED.

3. THE SURFACE ESTATE OF THE LAND TO BE SUBDIVIDED IS SUBJECT TO FULL AND EFFECTIVE DEVELOPMENT OF THE MINERAL ESTATE.

4. ALL LOTS ARE ZONED B-2

5. EASEMENTS 2021-771760, 2024-792286, AND BOOK 541 PAGE 128 ARE ENTIRELY ENCOMPASSED BY PROPOSED DRY RANCH ROAD RIGHT-OF-WAY

6. FIRE PROTECTION NOTICE: AVAILABLE FIRE FLOW TO PORTIONS OF LOT 13, 14, AND 15 MAY BE INSUFFICIENT TO MEET THE REQUIRED FIRE FLOW FOR CERTAIN

COMMERCIAL BUILDINGS REQUIRED FIRE FLOW, AVAILABLE FIRE FLOW AND ANY ALLOWABLE REDUCTIONS THERETO SHALL BE DETERMINED BY THE FIRE CODE OFFICIAL

IN ACCORDANCE WITH THE ADOPTED INTERNATIONAL FIRE CODE IN EFFECT AT THE TIME OF DEVELOPMENT. COMPLIANCE MY REQUIRE APPROVED AUTOMATIC

EXTINGUISHING SYSTEMS OR OTHER FIRE PROTECTION MEASURES AUTHORIZED BY THE ADOPTED FIRE CODE.

7. A PERPETUAL NON-EXCLUSIVE SIGN EASEMENT, TOGETHER WITH THE RIGHT OF INGRESS AND EGRESS ACROSS LOT 1 AS REASONABLY NECESSARY TO REACH SAID

EASEMENT AREA FOR THE PURPOSE OF INSPECTING, MAINTAINING, REPAIRING, REPLACING, UPGRADING OR REMOVING THE SIGN AND ITS APPURTENANCES

8. DRAINAGE EASEMENTS AND STROM WATER INFRASTRUCTURE SHALL BE OWNED  AND MAINTAINED BY THE RESPECTIVE LOT OWNERS.

BLACK TOOTH BUSINESS PARK

SITE

LOCATION

LOCATION MAP

(NO TRUE SCALE)

2026





 

307-672-9006  ■  1833 S. Sheridan Avenue  ■  Sheridan, Wyoming 82801  ■  www.dowl.com 
 

06/26/2026 
 
Mr. Thomas Morneau 
City of Sheridan  
55 Grinnell Plaza 
Sheridan, WY 82801 
 
Subject: Blacktooth Business Park Street Variance 

DOWL Project #5063.000570.02 
 
Dear Mr. Morneau: 
 
This letter requests a variance from the requirement to construct Dry Ranch Road to a full City 
of Sheridan standard street adjacent to Lots 6, 9, 10, and 11 of the proposed Blacktooth 
Business Park.  

Project Intent and Access 
The intent of this subdivision is to provide internal access from Heartland Drive and Solutions 
Way. Dry Ranch Road is not intended to function as the primary access route for these lots, nor 
is it intended to serve as a collector roadway or utility corridor as part of this development. 

As part of this project, the applicant proposes to improve the existing section of Dry Ranch Road 
between Solutions Way and Heartland Drive by widening the roadway to a 20-foot-wide gravel 
surface to satisfy the minimum width required for emergency vehicle access. The existing 
roadway varies in width but is approximately 12 feet wide, and the proposed improvements will 
significantly enhance emergency access while minimizing unnecessary infrastructure 
construction. 

The four lots adjacent to Dry Ranch Road (Lots 6, 9, 10, and 12) are designed with access 
from Heartland Drive. These lots are not dependent upon Dry Ranch Road for legal or 
practical access. Should a future property owner elect to establish driveway access from Dry 
Ranch Road instead of using the approved primary access from Heartland Drive, it is 
appropriate that the responsibility for any roadway improvements necessary to accommodate 
that access be borne by that property owner at the time of development. 

Utilities 
The applicant is not proposing to extend public utilities north of Heartland Drive. Existing 
and proposed utilities required to serve this subdivision will terminate within the project limits. 
Utility stub-outs will be provided to facilitate future development of adjacent properties and 
future water transmission main(s); however, there is no current need or justification for 
extending water or sanitary sewer farther north along Dry Ranch Road. 

Extending the waterline north in Dry Ranch Road would increase the dead-end length and there 
are no proposed connections.  

Extending the sewer north would not benefit the lots in this subdivision. The neighboring 
property to the north would likely extend sewer from the Solutions Way and Heartland Drive 
intersection, up Dry Ranch Road from the north.  



Future Traffic and Classification 
Dry Ranch Road is identified as a minor collector in the Master Transportation Plan alongside 
future Interstate 90 crossing and connection to Coffeen Avenue. The timeline on this occurring 
is unknown and may never occur. 

Rather than build out Dry Ranch Road as a minor collector, it would make sense to wait until the 
connection to Coffeen Avenue is planned. Until this occurs, Dry Ranch Road will likely not be 
used much, and if it does, it will be for emergency or limited use. 

Constructing Dry Ranch Road to full City standards at this time would create infrastructure that 
exceeds the needs of the proposed subdivision. Deferring full roadway construction until 
adjacent properties develop or nearby transportation projects ensures that improvements are 
constructed when warranted and that costs are equitably assigned to the developments creating 
the demand. 

Summary 
The proposed 20-foot-wide gravel emergency access road provides a substantial improvement 
over existing conditions, maintains emergency vehicle access, avoids unnecessary utility 
extensions, and preserves the ability for Dry Ranch Road to be improved to full City standards 
in the future when surrounding properties develop or when the minor collector is built. 

For these reasons, we respectfully request approval of a variance allowing: 

1. Construction of Dry Ranch Road between Solutions Way and Heartland Drive as a 20-
foot-wide gravel emergency access road in lieu of full City roadway standards. 

2. Deferral of full Dry Ranch Road improvements to future developments that warrant the 
improvements. 

3. No extension of public utilities north of Heartland Drive beyond utility stub-outs provided 
for future connections. 

4. Recognition that any future direct access from Lots 6, 9, 10, or 12 onto Dry Ranch Road 
shall require the benefiting property owner to complete any roadway improvements 
required by the City at the time such access is requested. 

We appreciate your consideration of this request and believe the proposed improvements 
provide a practical, safe, and cost-effective solution while preserving the City's ability to require 
full roadway improvements when future development occurs. 
 
 
Sincerely, 

 
Drew Homola, PE 
Project Manager 
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