
 
  

CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

WEDNESDAY, JULY 5, 2017 
CITY HALL COUNCIL CHAMBERS @ 12:00 NOON 

 
SPECIAL MEETING 

AGENDA 
 

1. Call to Order by Chairman, Steve Miller  
2. Roll Call, excused members  
3. Pledge of Allegiance 
4. Approval of Agenda 
5. Approval of Minutes of the June 25, 2017 regular meeting. 

 
6. NEW BUSINESS: 

A. Public Hearing for Conditional Use Permit to install a single-wide manufactured 
home that does not meet the residential architectural standards at 240 C Street. 

B. Conditional Use Permit – Install a single-wide manufactured home that does not 
meet the residential architectural standards at 240 C Street. 

C. Site Plan Review – New Addition to Building for Rawhide Mechanical, located at 
3401 Big Horn Avenue. 

D. Site Plan Review – New Steel Building (6000 sq. ft.), located at 183 Blackburn 
Avenue. 

E. Site Plan Review- New storage bay for Y-Tex Corp., located at 1825 Big Horn 
Avenue. 

   
7. P&Z Board Matters (announcements, comments, etc.). 

 
8.  Council Update:   

 
9.  Staff Items: 

 
10. Adjourn 
 
 
 
 
The public is invited to attend all Planning, Zoning and Adjustment Board meetings.  If you need special accommodations to 
participate in the meeting, please call the City office at (307) 527-7511 at least 24 hours in advance of the meeting. 
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City of Cody 

Planning, Zoning and Adjustment Board 
Tuesday, June 27, 2017 

 
A regular meeting of the Cody Planning, Zoning and Adjustment Board was held in the Council 
Chambers of City Hall in Cody, Wyoming on Tuesday, June 27, 2017 at 12:00 pm. 
 
Present:  Steve Miller, Chairman, Kayl Mitchell, Buzzy Hassrick, Heidi Rasmussen, Richard Jones, 
Reese Graham, Curt Dansie, Glenn A. Nielson, Sandra Kitchen City Deputy Attorney, Todd Stowell 
City Planner; Bernie Butler Administrative Assistant. 
 
Absent:  Curt Dansie 
 
Chairman, Steve Miller called the meeting to order at 12:00 pm, followed by the pledge of allegiance. 
 
Heidi Rasmussen made a motion, seconded by Richard Jones, to approve the agenda for June 27, 2017.  
Vote on the motion was unanimous, motion carried. 
 
Buzzy Hassrick made a motion, seconded by Kayl Mitchell, to approve the minutes for the June 13, 
2017 meeting. Vote on the motion was unanimous, motion carried. 
 
NEW BUSINESS: 

 
A. Todd Stowell presented a site plan review for the Elks Storage Building, located at 1202 Beck 
Avenue.   

 
Buzzy Hassrick made a motion, seconded by Reese Grahams, to approve the Elks storage 
building, located at 1202 Beck Avenue, subject to the following: 
 

1. That all existing utilities be identified and protected, and a note requiring such to be added to the 
site plan. 

2. That the drywell be sized per the City storm water policy manual (220 cubic feet), and the size 
be noted on the site plan. 

3. That vegetative screening be maintained near the north side of the building—the existing 
vegetation is sufficient, but if it is ever removed, replacement screening must be installed. 
 
Vote on the motion was unanimous, motion carried. 

 
B.  The Public Hearing for the Conditional Use Permit to allow an Accessory Dwelling Unit in a R-1 
Zone, located at 2507 Carter Avenue, began at 12:06 p.m. 
 
There were comments from the public as follows: 
 
Vince Hopkins, 2526 Beartooth Drive, opposed due to lack of privacy in backyard and violation of 
covenants. 
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Linda Hopkins, 2526 Beartooth Drive, opposed due to lack of privacy in backyard. 
 
Greg Kincheloe, 2532 Beartooth Drive, opposed and feels it is an invasion of his privacy. 
 
Sandra Kincheloe, 2532 Beartooth Drive, opposed due to covenants which she had to follow years ago, 
and the applicant is not following. 
 
James Morgan, 2507 Carter Avenue, applicant, stated that his intention is to have his mother-in-law 
move into the accessory dwelling and help with child care of their new baby. 
 
The Public Hearing for the Conditional Use Permit to allow an Accessory Dwelling Unit in a R-1 Zone, 
located at 2507 Carter Avenue, was closed at 12:20 p.m. 
 
C. Board Member, Kayl Mitchell asked to be recused from discussion and voting, due to a business and 
personal conflict.  Todd Stowell presented a request for a conditional use permit from James Morgan, 
located at 2507 Carter Avenue, for an Accessory Dwelling Unit in a R-1 zone.  Todd Stowell reviewed 
the procedure and criteria for accessory dwellings in a R-1 zone which are met, and the criteria for 
Conditional Use Permits. 
 
The Board asked Mr. Morgan several questions regarding his intent for the ADU, and if he was willing 
to work with his neighbors to try to minimize their concerns over the invasion of privacy.  Ideas such as 
privacy glass, fixed shutters, and vegetation were discussed.  He stated that he is doing this addition for 
his mother-in-law to live in, and he is willing to make the necessary adjustments to minimize privacy 
impacts to his neighbors. 
 
Richard Jones made a motion, seconded by Reese Graham, to approve the conditional use permit to 
allow an Accessory Dwelling Unit in a R-1 Zone, as recommended by staff, without mitigation.    
 
Vote on the motion was 4-1 to approve, with Buzzy Hassrick voting against due to lack of mitigation, 
and Kayl Mitchell abstaining from the vote, motion carried. 
 
P & Z Board Matters – The next meeting will be moved from July 11th to July 5th. 
 
Council Updates – none 
 
Staff Items – none 
 
Heidi Rasmussen made a motion, seconded by Kayl Mitchell to adjourn the meeting.  Vote on the 
motion was unanimous, motion carried. 
 
There being no further business to come before the board, Chairman Miller adjourned the meeting at 
1:20 p.m. 
 
                     
Bernie Butler, Administrative Assistant 



CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: JULY 5, 2017 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL: X 
SUBJECT: CONDITIONAL USE PERMIT AT  

240 C STREET.  
SUP 2017-05 

   RECOMMENDATION TO COUNCIL:  

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
The Planning and Zoning Board considered this request at their June 13, 2017 meeting.  
After the meeting, it was discovered that not all neighbors were notified (computer glitch 
not caught by staff), so the City is repeating the notice and hearing process.  This staff 
report is updated based on the second notice and comment period. 
 
PROJECT DESCRIPTION & BACKGROUND: 
Kimberly Fowler recently purchased 240 C 
Street, a 50-foot wide by 161-foot long 
property within the R-2MH zoning district 
(Medium-Low Density Manufactured Home 
zone).  She has submitted an application to 
install a 1999 (approx.) single-wide 
manufactured home on the property which 
will not meet the residential architectural 
standards.  The zoning ordinance allows 
manufactured homes that do not meet the 
residential architectural standards to be 
installed in the R-2MH zone, subject to 
issuance of a conditional use permit.  The 
residential architectural standards are: 
1. Roof pitch shall average at least 3:12 in steepness.  (Met.) 
2. Eaves shall extend at least 12 inches from the building. (Not met.  A 12-inch eave is 

on one end of the home, but the other end and sides have no eaves.) 
3. The building shall be constructed or placed on a permanent foundation of concrete, 

masonry, or material of similar appearance and durability approved by the building 
official. (Not met.) 

4. The structure shall have at least one story above ground level (i.e. no basement 
houses). (Met.) 

The applicant would like to install the home without a permanent foundation, using 
standard metal skirting instead.  In addition, the home does not have eaves, except on 
one end.  Photos of the home, which home has been located on 33rd Street on a 
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rented space, are provided.  The same setup that is shown in the photos would be used 
at the new location, including the lattice entry.  The photos also show how the owner 
has updated the exterior with new siding. 
 
 

     
 

   
 
The conditional use permit process allows the Board to consider each request on a site-
specific basis, and provides an opportunity for neighbors to share their view.  The public 
hearing for the conditional use request was advertised as required by mail to 
neighboring properties within 140 feet on June 22, 2017, and by publication in the 
newspaper on June 22, 2017. 
 
REVIEW CRITERIA: 
The Residential Architectural Standards requirement specifies that “manufactured 
homes not meeting these standards may be considered as specified in the land use 
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table.”  The land use table indicates that a Conditional Use Permit may be requested for 
such use in this zone. 
 
It is also noted that the “Manufactured Home” section of the residential supplemental 
development standards specify that “All manufactured homes placed outside of a 
mobile home park must be “attached” to the property so as to be taxed as real property 
(i.e. Title elimination process).”  If read by itself, this requirement would indirectly 
mean that the home would have to be placed on a permanent foundation, as a title 
elimination cannot be performed on a manufactured home that is not on a permanent 
foundation.1  In order for the conditional use provision noted in the Residential 
Architectural Standards to have any effect, the requirement for the title elimination 
process must also be able to be waived through the conditional use process.  A future 
modification to the ordinance language should occur to more clearly indicate such. 
 
The conditional use standards of review are found in Section 10-14-1(D) of the City of 
Cody Code, and are listed below, with staff comments provided.  The Board has 
authority to approve, impose conditions on, or deny conditional use applications.  The 
Board is to base its determination upon the following considerations. 
 
1. Is the site large enough to accommodate the proposed use and meet all of the 

dimensional standards and development regulations of the zoning district in which 
the project is located? 
 
Comment: Yes.  The home is about 16 feet wide, so considering the five-foot 
minimum side setbacks plus the lattice entry and steps, the unit will be able to fit 
within the 50-foot width of the lot, even with the irrigation ditch along the south 
property line. 
 

                                                           
1 The title elimination process is used by lenders to package the home with the land so that conventional 
home/manufactured home loans can be used.  The title elimination gives the lender assurance that the manufactured 
home will not be sold and removed separate from the land, and is a standard requirement for FHA financing.  Also, 
if it is not done, the home remains “personal property” and must be treated as a vehicle for loan and tax purposes.  A 
“permanent foundation” under FHA and zoning requirements consists of concrete, masonry, or an engineered 
insulated system—not metal skirting or plywood. 
 
For tax assessment purposes, a manufactured home on a permanent foundation is supposed to have its title 
eliminated.  If it is not on a permanent foundation, it is not supposed to have its title eliminated. 
 
For zoning purposes, a requirement for a permanent foundation/title elimination is intended to provide a more stable 
neighborhood than a mobile home park, due to the fact that both the land and home are owned by a single party and 
the homes are not being moved in and out with every new resident.  In this case, the intent is planned to be 
maintained because both the home and property would be in single ownership and she intends to live on the property 
for several years. 
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The site plan is not sufficiently detailed to show dimensions and required parking 
areas, but the 161-foot depth of the lot can easily accommodate the 77-foot long 
home, a 15-foot rear setback, and a 25-foot deep parking area and front setback. 
 
Lot coverage will also be met.   
 

2. Is the use, at the scale or density proposed, compatible with all other uses in the 
immediate area and with permitted uses that may be established in the area? 
 
Comment:  The proposed use is a single-family home, which is within the density 
allowed and found in the immediate area.   
 
This particular neighborhood was first developed in the County without any zoning.  
Since 1985, when the area was annexed, it has had a zoning requirement for 
permanent foundations.  The eave requirement is new.  About half of the homes on 
the street have permanent foundations.  However, it is evident that there are homes 
newer than 1985 along this street without permanent foundations, and no indication 
of how that may have occurred.  A review of the tax records indicate that the use of 
title elimination forms has not been consistent either.  In other words, it is not like 
the rest of the street is in full compliance with the permanent foundation or eave 
requirements, or that they have properly utilized the title elimination process.  
Therefore, if a conditional use permit is authorized for the home as requested, it 
would not result in a unique situation.   
 
It is also noted that the title elimination process can now, in the current financial 
market, indirectly remove potential manufactured home owners from the market, as 
it is becoming more and more difficult to find financing companies that are willing to 
finance used homes in a land/home package.  While the financing/title elimination 
situation would effectively mean homes being brought into an area would most 
likely be new or nearly new, it does bring up a housing affordability issue in a 
neighborhood that has historically provided affordable housing options.  A permit to 
effectively maintain the ‘status quo’ seems reasonable. 
 
Seventeen neighboring property owners were notified of the proposal, for this 
second hearing.  As of the time of this staff report, four responses have been 
received—two objecting and two with no objection.  See attached.  The only new 
objection is a letter about the original flawed process from Jacque Cobourn at 313 
Pintail Street, but the letter does not indicate any other points of objection. 
 

3. Does the proposed use involve activities, processes, materials, equipment, hours of 
operation, or any other operational characteristics that would be materially 
detrimental to any persons, property or the general welfare by reason of excessive 
production of traffic, noise, smoke, fumes, dust, glare, odors, hazards, or similar 
impacts? 
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Comment:  No such operational impacts are anticipated if the architectural 
standards of a permanent foundation and eaves are not met. 

 
4. Does the proposal include provisions for necessary and desired public utilities and 

facilities such as potable water, fire hydrants, sewer, electrical power, streets, storm 
water facilities, and sidewalks/pathways? 
 
Comment:  Yes. Although not shown on the site plan, there are existing domestic 
water, sewer, and power connections within the lot, since the lot had a mobile home 
and RV on it in different times in the past.  A fire hydrant is located directly across 
the street. 
 
“C” Street is a paved city street, which lacks curb, gutter and sidewalks, but is 
adequate for the historical use of the immediate neighborhood.  “C” Street has the 
full standard 60-foot right-of-way width.  Traffic from the lot will remain at historical 
rates. 

 
5. Will the proposed use create excessive additional costs for public facilities and 

services that would be materially detrimental to the economic welfare of the 
community? 
 
Comment:  No such additional costs are anticipated if the architectural standards of 
a permanent foundation and eaves are not met. 

 
6. Will the proposed use result in the destruction, loss or damage of a natural, scenic 

or historic feature considered to be of significant importance? 
 
Comment:  No such features exist on or immediately near the property. 

 
7. Is the proposed use consistent with the applicable provisions of the Cody Master 

Plan? 
 
The master plan shows this neighborhood as a medium-density residential area.   
 
Principle 5.2.c notes “Manufactured and Mobile Homes.  Maintain opportunities for 
quality manufactured home in appropriately identified areas and mobile home 
parks.” 
 

ALTERNATIVES: 
Approve, deny or approve with conditions. 
 
ATTACHMENTS: 
Site Plan, Neighbor comments 
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RECOMMENDATION: 
That the Planning and Zoning Board make the following findings: 
(Draft, subject to information received at public hearing.) 

1. That proper notice of the public hearing was provided by advertising in the Cody 
Enterprise and by mail to all property owners within 140 feet at least ten days 
before the hearing. 

2. That the Planning and Zoning Board has held a public hearing as required and 
has considered all comments pertaining to the request; and, 

3. That the points identified in the staff report and at the Board meeting are 
adequate to set forth the reasoning why the criteria of 10-14-1 are met. 

 
AND, 
 
Approve the Conditional Use Permit to allow installation of the manufactured home as 
requested, on a temporary foundation, on the condition that the land and home remain 
under the same ownership. 
 
NOTE:  If approved, the applicant will need to complete and record the conditional use 
permit at the County Clerk’s office within 15 days.  Staff will prepare the permit 
document. 
 
 
H:\PLANNING DEPARTMENT\FILE REVIEWS\CONDITIONAL AND SPECIAL EXEMPTION PERMIT\2017\SUP2017-05 FOWLER MH FOUNDATION\STAFF RPT TO PC 240 C 
STREET MH TWO.DOCX 

























CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: JULY 5, 2017 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL: X 
SUBJECT: SITE PLAN REVIEW: RAWHIDE 

MECHANICAL ADDITION. 
SPR 2017-16 

   RECOMMENDATION TO 
   COUNCIL: 

 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT DESCRIPTION: 
Tim Woods, representing Rawhide Mechanical and Pryor Mountain Plumbing and 
Heating, LLC, has submitted a site plan application for construction of a 20’ by 80’, 
1,600 square foot addition to the west side of the existing building at 3401 Big Horn 
Avenue.  The façade of the existing building will also be upgraded.  The floor plan, site 
plan, architectural elevations, and electrical plan are attached. 
 
Existing:    Proposed: 

 
REVIEW CRITERIA: 
Section 10-10C-5 of the zoning regulations states: 

All structures within the district shall be architecturally compatible. Architectural and 
landscaping plans shall be submitted to the planning and zoning commission for 
approval. Architectural and landscaping details shall be maintained as shown by the 
approved plans. 

 
Section 9-2-3 is as follows: 

Before the issuance of any permit under the international building code for 
commercial buildings situated within the city, the applicant, property owner and 
occupant shall meet with the planning, zoning and adjustment board to review the 
application and plans insofar as they pertain to the exterior of a commercial building 
and site plan conditions. The issuance of a permit shall be conditioned upon the 
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applicant receiving an affirmative vote of a majority of the planning, zoning and 
adjustment board members in attendance at said meeting. 

 
Applicable standards of the zoning district are also reviewed. 
 
STAFF COMMENTS: 
The property is located within the Open Business/Light Industrial (D-3) zoning district, 
which permits contractor businesses.  The surrounding area is as follows: 
 

DIRECTION EXISTING USE ZONING 
North 12,000 square foot lot with 

equipment building, owned 
by Rawhide Mechanical.   

D-3 

East Vacant 20-acre lot. D-3 
South Auto repair and liquor store 

across Big Horn Avenue. 
D-3 

West Carpet Hut business. D-3 
 
Architecture: 
The new façade has a variety of architectural enhancements that are formed from a 
variety of materials, colors, and accent lighting.  The new entryway, eave extensions, 
and light diffusers/canopies also give the façade a depth that is currently lacking.  The 
new, wide sidewalk will also provide a visual and functional enhancement.  The overall 
look of the façade is quite modern and a significant improvement. 
 
The look is of the same style, and therefore compatible with, other recent projects on 
Big Horn Avenue, including the Gail Construction addition, Whitlock Motors, and the 
Bobcat dealership. 
 
The Board will need to determine if the architectural features of the building are 
acceptable. 
 
Landscaping: 
The property is within the Entry Corridor Overlay 
(refer to City Code 10-17), which has specific 
landscaping requirements.  The property has an area 
next to Big Horn Avenue that is available for 
landscaping and large enough to meet the minimum 
5% requirement.  While currently mostly weeds, it is 
planned to be improved with landscaping.  As almost 
all of it is within a utility easement, trees are not an 
option. 
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The site plan shows the proposed landscaping of the island with clusters of perennials 
and decorative grasses in a bed of river rock (cobble) groundcover.  The types of plants 
and amount are similar to other recent projects that were approved along the Big Horn 
Avenue corridor. 
 
It is noted that the landscape area currently receives some storm water runoff, the 
grading of the landscaped area should allow for that to continue. 
 
Access and Parking: 
Based on the size and identified use of the addition and existing buildings, staff 
calculates that seven parking spaces are required (4.6 for office area and 2 spaces for 
warehouses). 
 
There will be six spaces provided immediately next to the building.  The other space is 
not formally marked, but there is sufficient area to park two vehicles parallel along the 
north side of the landscape area, plus there is room for a few informal parking spaces 
at the back of the building. 
 
The front parking lot is already paved.  Updating of the striping, including addition of an 
ADA van-accessible space, is shown on the plans.  The spaces and aisles shown on the 
site plan meet the dimensional parking standards. 
 
As the parking area is next to the building, the proposed exterior building lighting 
should be adequate to illuminate the parking space area. 
 
Access is from Big Horn Avenue, via a shared approach.  No modifications to the 
approach are proposed. 
 
Exterior Lighting 
Lighting details are provided on Sheet E1.0 and the attached fixture detail sheets.  
Recessed soffit lighting (D on plans) will be provided at the entry and in the soffit of the 
addition.  Fixtures “E” are goose-neck sconces directed toward a future sign location.  
Fixtures “B” are the common LED wall packs.  All exterior lighting is of a recessed or full 
cut-off style. 
 
Staff would recommend to the applicant that the front wall pack be on a separate 
switch from the wall packs at the rear of the addition, so as to avoid unnecessary 
illumination at the front of the building. 
 
Looking at the distance to neighboring properties, no significant light spillage or glare is 
anticipated to occur onto the highway, or onto neighboring lots in a manner that would 
seem detrimental.  That being said, the owner may wish to use a less-intense light 
fixture for the side door at the back of the addition than the wall pack currently 
indicated. 
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Neighborhood Compatibility, Setbacks and Buffers, and Height Requirements 
As the property does not border any residential zone, there are no applicable zoning 
setback or buffer requirements.  It is noted that the addition will be about 1 ½ feet from 
the west property line, and about 4 ½ feet from the neighbor’s building.   The addition is 
clear of any city easements. 
 
Storm Water Plan: 
The storm water from the addition is shown as being piped to an existing drywell.  
Based on the information provided by the applicant on drywell size, it is not large 
enough to accommodate all of the storm water from the new addition.  Therefore, a 
change in the storm water plan is needed. 
 
The simplest method would likely be to install a new infiltration feature in accordance 
with the default sizing standards of the City storm water policy manual, and pipe the 
storm water into it.  The drywell option for 1,600 square feet of new impervious surface 
would mean two 4’ diameter and 6’ deep dry wells.  The percolation trench option 
would mean a percolation trench measuring 10’ wide, 2’ deep, and 22’ long, or other 
dimensions that provide 440 cubic feet of trench.  For construction details see the City 
storm water policy manual. 
 
Snow Storage 
Snow storage is not shown.  Snow storage would be available on the east side of the 
parking area. 
 
Utility Services 
No new utility services are proposed for the addition.  The anticipated locations of 
existing utility service lines are shown on the plan, with water and sewer to the north 
and power from along Big Horn Avenue.  As the addition will be over the water and 
sewer service lines for the existing building, those service lines will need to be protected 
(see Sheet C1.0).  Some minor utility modifications will also be needed where the 
addition will attach to the existing building (remove receptacle, etc.). 
 
Signage 
While a new wall sign is anticipated, it is not yet designed.  Future application to the 
Community Development Department would be needed for any new sign. 
 
Hydrants/Fire Line 
The building is about 350 feet from the nearest hydrant, which meets code.  To access 
the west side of the building, the area between buildings must either be kept entirely 
clear, or a gate provided in any fence. 
 
Frontage Status 
Sidewalk, curb, gutter, and streetlights exist along the full property frontage. 
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Garbage 
The facility will continue to use the dumpsters to the north on 34th Street. 
 
ATTACHMENTS: 
Application materials. 
 
ALTERNATIVES: 
Approve or deny the site plan, with or without changes. 
 
RECOMMENDATION: 
It is recommended that the Planning and Zoning Board approve the project subject to 
the following items: 
1. The storm water plan must be modified to comply with the City storm water policy 

manual.  Identify the chosen method (drywells or percolation trench), location, and 
sizing with the site plan submitted with the building permit. 

2. The landscaping must be completed prior to a certificate of occupancy, unless 
extended due to weather in accordance with the entry corridor overlay code. 

3. Maintain emergency pedestrian access to the west side of the building, as 
coordinated with the Fire Marshal. 

4. The project must otherwise comply with the site plan and applicable building, fire, 
and electrical codes. 

5. A building permit must be obtained within three years or this authorization will 
expire. 
 

H:\PLANNING DEPARTMENT\FILE REVIEWS\SITE\2017\SPR2017-16 RAWHIDE MECHANICAL ADDITION\STAFF RPT TO PC RAWHIDE MECHANICAL ADDITION.DOCX 
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 EXISTING DRYWELL NOTES:

1.
 1 - 4' x 4' SECTION OF LEACH CONCRETE RISER WITH EXTENSION

 RINGS AND GRATED MANHOLE COVER

2.
 1 - 6'-4" BASE SECTION WITHOUT BOTTOM

3.
 10' DEPTH BEFORE P-ROCK, 7' DEPTH WITH P-ROCK INTERIOR

4.
 4' WIDE AT THE TOP BLOWING UP TO 6'-4" AT THE BOTTOM WITH P-ROCK

 BACK FILLED TO 2' BELOW FINISHED GRADE DEPTH ON THE EXTERIOR

SHR2

GR1

PR1

Blue Spires Russian Sage
(Perovskia atriplicifolia Blue Spires)

Height: 48"

2.5 Gallon

Karl Foerster Feather Reed Grass
(Calamagrostis acutiflora Karl Foerster)

Height: 48 - 60"

1 Gallon

May Night Meadow Sage
(Salvia sylvestris May Night)

Height: 15 - 18"

1/2 Gallon

SHR1

GR1

PR1

Blue Spires Russian Sage

Karl Foester Feather Reed Grass

May Night Meadow Sage

River Rock Mix - avg. 6" dia.
(Landscaping Gravel)

LEGEND

MARK TYPE COMMON NAME SCIENTIFIC NAME SHAPE COLOR LIGHT
SHRUBS

HEIGHTWIDTH

SHR1 Large Blue Spires Russian Sage Perovskia atriplicifolia Round Blue Full4' 4'

ORNAMENTAL GRASSES
GR1 Large Karl Foerster Feather Reed Grass Calamagrostis acutiflora Karl Foerster Round Green Full24" 48-60"

PERENNIALS
PR1 Medium May Night Meadow Sage Salvia sylvestris May Night Round Purple Full18" 15-18"

QTY.

3

9

12

SCALE: 1"   = 10'1 SITE PLAN
C1.0
SITE PLAN

VICINITY MAP
N.T.S.



























CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: JULY 5, 2017 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL: X 
SUBJECT: SITE PLAN REVIEW: 6,000 SQ. FT. 

METAL STORAGE BUILDING 
2418 G AVENUE.  SPR 2017-17 

   RECOMMENDATION TO 
   COUNCIL: 

 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT DESCRIPTION: 
Ed Higbie has submitted an application for a 60-foot by 100-foot metal building to be 
constructed on a ¾ acre lot, located southwest of the Blackburn Street and G Avenue 
intersection.  The proposed site plan and building plan are attached. 
 
Existing Conditions:  

     
   
REVIEW CRITERIA: 
The property is located within the Open Business/Light Industrial (D-3) zoning district. 
 
Section 10-10C-5 of the zoning regulations states: 

All structures within the district shall be architecturally compatible. Architectural and 
landscaping plans shall be submitted to the planning and zoning commission for 
approval. Architectural and landscaping details shall be maintained as shown by the 
approved plans. 

 
Section 9-2-3 is as follows: 

Before the issuance of any permit under the international building code for 
commercial buildings situated within the city, the applicant, property owner and 
occupant shall meet with the planning, zoning and adjustment board to review the 
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application and plans insofar as they pertain to the exterior of a commercial building 
and site plan conditions. The issuance of a permit shall be conditioned upon the 
applicant receiving an affirmative vote of a majority of the planning, zoning and 
adjustment board members in attendance at said meeting. 

 
STAFF COMMENTS: 
The subject property is vacant and within the Blackburn PUD, which PUD was 
developed by the applicant.  The surrounding area is as follows: 
 

DIRECTION EXISTING USE ZONE 
North Shop with 

residence across 
G Avenue. 

D-3 

East Storage Units 
across Blackburn. 

D-3 

South Log finishing 
yard. 

D-3 

West Vacant D-3 

Architecture: 
Sample building elevations are below.  The 
building would be a typical metal-sided and 
roofed building with 16-foot side walls and a 
1:12 pitch metal roof.  Total height to roof 
peak is about 19 feet.  There would be two 
overhead doors as shown on the north side.  
Not shown, but planned, would be two person doors, one located next to each of the 
overhead doors.  There may also be a person door on the east side.  No doors are 
proposed on the south or west side of the building.  The exterior colors are “koko 
brown” with “crimson red” trim.  The overhead doors would be white, and the entry 
doors bronze colored.  (Verify roof color.)   
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Neighboring buildings are shown below.  The photo on the left is of the shop/residence 
to the north, which uses multi-colored siding and awnings to give it a less industrial 
look.  The photo on the right is of the storage buildings to the east, with the “native” 
grass landscaping.  As the development is within a somewhat isolated, dead-end 
location, there is not the visibility factor that exists along an entry corridor.  
Nevertheless, there is the neighbor compatibility requirement that needs to be 
considered.  Mr. Higbie did provide some entryways on his other buildings in the 
subdivision, which helped significantly with the architectural looks of those buildings.  
 

  
 
The P&Z Board will need to determine if the proposed materials, colors, and 
architecture are architecturally compatible with the other buildings in the area. 
 
Neighborhood Compatibility, Setbacks and Buffers, and Height Requirements 
The tenant and use of the building is unknown, but will be marketed as a storage/light 
industrial use opportunity.  Light industrial uses are typically permitted in the D-3 zone in 
which the property is located.  A review of zoning appropriateness will be necessary 
before occupancy of any proposed business.  As there is no adjacent residential zoning, 
there are no buffers, setbacks, or height requirements applicable to this project. 
 
Landscaping: 
No landscaping is proposed.  The south half (approx.) of the lot will remain unimproved 
for now.  The area around the building will be graded and graveled, as is typical for 
similar development. 
 
Storm Water Plan: 
The PUD subdivision improvements were designed to allow up to 10,000 square feet of 
impervious surface on each lot, with the balance graveled.  The proposal is within this 
allowance.  The lot will be graded to run storm water to the north, where it will be 
captured by the street curb, carried to inlets, and piped to the infiltration swale that 
serves the subdivision.  The plan is acceptable. 
 



SPR 2017-17 Ed Higbie Metal Building 
Page 4 of 6 
 
Parking: 
A light-industrial use of the building would trigger the requirement for seven parking 
spaces, one of which would need to be ADA van-accessible.  The standard parking 
spaces would be provided on the north side of the building on a gravel surface.  The 25 
feet from the building to the north property line provides sufficient room to provide a 4-
foot wide walkway and 20-foot long parking spaces.  Wheel stops will be required and 
must be placed to delineate the 10-foot wide parking spaces and be about 5 ½ feet 
from the wall of the building, to provide for the walkway.  As there is eleven feet from 
the property line to the curb, even long pickups will have plenty of room to be off of the 
street.  It is noted that the situation of the parking spaces backing directly onto the 
street can be permitted due to the street classification (local access) and that the street 
is private. 
 
With the building elevation about sixteen inches above the G Avenue curb, the standard 
parking area will be too steep to meet ADA parking requirements for maximum slope.  
To accommodate this problem, the ADA parking space will be provided off of Blackburn 
Avenue on the east side of the building.  The parking pad must be concrete or asphalt, 
measure at least 20’ by 20’, and not exceed 2% slope in any direction.  A concrete or 
asphalt access from the ADA space into the building must be provided to ADA 
standards.  While the concept appears to work, the applicant will need to provide 
details. 
 
Due to the intersection proximity, storm water inlets, and the transition from barrier 
curb to rolled curb, the vehicle access to the ADA space will be about 30 feet south of 
the north property line, which is sufficient to avoid sight-distance issues at the 
intersection. 
 
If truck deliveries will be made to the building, the parking ordinance requires that the 
unloading area be on the property.  (No semi trucks half way into the street.)  If such is 
anticipated, it may make sense to shift the building to the east, so that truck access can 
be provided around the building. 
 
This is probably a good time to also note that the proposed bathroom will need to be 
ADA accessible. 
 
Utility Services 
Sewer, water, and gas are stubbed at the southeast corner of the lot.  The site plan 
properly shows the sewer lift pump which will be needed. 
   
For electrical, the developer will need to pay for a new transformer and vault once the 
building service voltage is determined.  Three-phase or single-phase power is available to 
this lot. An estimate of the cost will be provided once details of the electrical service are 
received. The developer is responsible for the provision and installation of primary 
electrical conduit from the existing vault at the northwest corner of the property to the 
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final transformer site.  If the transformer is outside of the street right-of-way, an 
easement will also be needed. 
 
Gas service will need to be coordinated directly with Black Hills Energy.  Phone and 
telecommunications must be coordinated directly with those providers. 
 
The site plan does not show the routes for the utility services.  All of the service lines 
must be run directly to the back of the utility and sewer easement (perpendicular to the 
street) before being directed to the building.  The service lines cannot be run down the 
utility easements.   
 
The requirement for a fire hydrant near the building is provided by the existing hydrant 
on G Avenue. 
 
Lighting 
The applicant has verbally indicated that one wall pack will be installed over each of the 
two overhead doors.  If additional lighting is needed over the entry doors, it will be 
provided, but no lighting is anticipated on the south or west sides of the building. 
 
Due to the residential use across the street, the lighting fixtures should be full cut-off 
style and sufficiently bright to be functional, but not excessive. 
 
Signage 
No signage is proposed at this time.   
 
Garbage Collection 
Garbage collection will need to be coordinated with the sanitation division.  The 
subdivision plan was to have dumpsters located on the north side of G Avenue. 
 
Snow Storage 
Snow storage area is available along the west and south sides of the building. 
 
ATTACHMENTS: 
Site plan. 
 
ALTERNATIVES: 
Approve or deny the site plan application, with or without changes.    
 
RECOMMENDATION: 
Approve the application subject to the following. 

1. The applicant must provide an updated site plan in conjunction with, or prior to, 
the building permit.  The site plan must include ADA parking, access, and 
signage details; dimensioned parking spaces with wheel stops; surfacing details; 
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the routes of all utility service lines; and, truck unloading area if needed.  Staff is 
authorized to review the updated plan for compliance. 

2. All exterior lighting must be full cut-off style, and modest in intensity. 
3. (Any architectural or landscaping concerns?) 
4. The project must otherwise comply with the submitted site plan and applicable 

building, fire, and electrical codes. 
 

H:\PLANNING DEPARTMENT\FILE REVIEWS\SITE\2017\SPR2017-17 HIGBIE - STEEL BUILDING\STAFF RPT TO PC HIGBIE STEEL BUILDING.DOCX 





CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: JULY 5, 2017 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL: X 
SUBJECT: SITE PLAN REVIEW: Y-TEX STORAGE 

BAY.      SPR 2017-18 
   RECOMMENDATION TO 
   COUNCIL: 

 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT DESCRIPTION: 
Mountain States Consulting, 
representing Y-Tex, has 
submitted an application for a 
24-foot by 24-foot metal storage 
bay to be constructed on the east 
side of the existing Y-Tex 
building at 1825 Big Horn 
Avenue.  Building details and a 
site plan are attached.  The 
rendering is below: 
    

 
 
REVIEW CRITERIA: 
The property is located within the Open Business/Light Industrial (D-3) zoning district, 
which permits accessory storage buildings/shelters.  
 
Pursuant to 10-10C-4 of the City of Cody Code, all structures within the zoning district 
are to be architecturally compatible and architectural and landscaping plans are to be 
submitted to the planning and zoning commission for approval. 
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STAFF COMMENTS: 
Architecture: 
The proposed storage bay will be metal sided and roofed, with colors to match the 
existing building.  Wall height is sixteen feet.  It is open on one end as forklifts would 
be going in and out of it often.  The storage addition is apparently intended for pallet 
storage, which will allow the owner to get the pallets out of the weather. 
 
The location of the storage addition is towards the back of the complex, which location 
is not readily visible from Big Horn Avenue. 
 
The P&Z Board will need to determine if the proposed materials, colors, and 
architecture are suitable.   
 
Landscaping: 
No new landscaping is proposed as part of this project.  The facility already has some 
landscaping along Big Horn Avenue and at the front of the main building.  The amount 
of existing landscaping was not calculated, as the size of the addition is not large 
enough to trigger any additional landscaping under the entry corridor requirements 
anyway. (<10% expansion is exempt). 
 
Storm Water: 
No indication of storm water management is shown on the plans.  Storm water is 
required to be managed in accordance with the storm water management policy.  The 
property has a natural cobble area to the north of the building that could easily 
accommodate the storm water if it is directed there.  Use of either a gutter system 
directing the water to the north, or regrading around the addition to direct water to the 
north would be relatively easy and meet the storm water requirements.  Other options 
are available if the applicant doesn’t like those ideas. 
 
Parking: 
The storage bay does not trigger parking requirements.  No parking spaces will be 
eliminated by the project. 
 
Utilities: 
No utilities are proposed for the storage bay.  The location does not conflict with any 
city utility easements, although any private service lines must be protected.  A “call 
before you dig” call to 811 will be needed prior to excavation. 
 
Lighting: 
No lighting is proposed. 
 
Setbacks and Buffers 
No buffer or setback requirements are applicable to this project.  
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ATTACHMENTS: 
Site plan, elevations. 
 
ALTERNATIVES: 
Approve or deny the site plan, with or without changes. 
    
RECOMMENDATION: 
Approve the application subject to following. 

1. That storm water from the addition be directed to the vacant field north of the 
building, or otherwise managed in accordance with the storm water policy 
manual.  Identify the plan with the building permit application. 
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Description of Proposal:  Y-Tex Corp. -1825 Big Horn Avenue 
 
This property is zoned D-3 
 
New construction of a 24’x24” metal building bay with 16’ side walls, attached to an existing building The 
purpose of the bay attachment is for storage. The bay will be located on the east side of the warehouse along 19th 
street. The structural components will be steel siding and roof, color to match existing building.  
 
The access from 19th street is existing. 
 
The owner does not propose any vegetation or landscape as this is a utility / storage building and is located 
approximately 350+ feet from the south property line and Big Horn Avenue. 
 
There is no signage planned for this project. 
 
No additional exterior lighting is proposed. 
 
Parking spaces- no additional parking is required.  
 
The dumpster location is existing. 
 
The snow removal area is not located on the drawings, but will be north of the building where this approx. 1+ 
acres available for re-locating snow.   
 
Adjacent properties: 
 
North:   Zoned D-3 
East:      Zoned D-3 
South:   Zoned D-3  Big Horn Avenue 
West:    Zoned: D-3 
 
Thank you for your consideration of this project. 
 
 
 
_____________________________________ 
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