
 
  

CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

TUESDAY, JANUARY 10, 2017 
CITY HALL COUNCIL CHAMBERS @ 12:00 NOON 

 
 

AGENDA 
 

1. Call to Order by Steve Miller, appointed to fill unexpired term of Board President Justin 
Ness  

2. Welcome New P&Z Board Members Steve Miller and Kayl Mitchell, and Reappointed 
Member Buzzy Hassrick 

3. Roll Call, excused members  
4. Pledge of Allegiance 
5. Approval of Agenda 
6. Election of Chairperson and Vice-Chairperson of the Planning, Zoning and Adjustment 

Board for 2017. 
7. Approval of Minutes of the December 13, 2016 regular meeting. 

 
8. NEW BUSINESS: 

A. Cook Minor Subdivision—a 2-lot division of 1702 31st Street. Preliminary and Final 
Plat Review. 

B. Conceptual Plat Discussion—2-lot division of 1923 Big Horn Avenue by HGI 
Properties. 

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

 
10.Council Update:   

 
11.Staff Items: 

 
12.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, December 13, 2016 

 
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, December 13, 2016 at 12:00 PM. 
 
Present:  Acting Chairman Brad Payne; Heidi Rasmussen; Buzzy Hassrick; Richard Jones; Curt Dansie; 
Reese Graham; Sandra Kitchen, Deputy City Attorney; Todd Stowell, City Planner; Bernie Butler, 
Administrative Assistant. 
 
Absent: Justin Ness; Steve Miller 
 
Acting Chairman Payne called the meeting to order at 12:05 p.m., followed by the pledge of allegiance. 
 
Richard Jones made a motion, seconded by Buzzy Hassrick, to approve the agenda. Vote on the motion 
was unanimous, motion carried. 
 
Buzzy Hassrick made a motion, seconded by Richard Jones, to approve the minutes for the November 
22, 2016 meeting, and the December 6, 2016 meeting. Vote on the motion was unanimous, motion 
carried. 
 
NEW BUSINESS: 
A. Todd Stowell presented a Downtown Architectural District Sign Review for the Cody United 
Methodist Church, located at 1405 Beck Ave.                                                                                                                                               
Reese Graham made a motion, seconded by Heidi Rasmussen, to approve the sign, at 1405 Beck 
Avenue, subject to compliance with the electronic message board requirements. Vote on the motion was 
unanimous, motion carried. 
  
B. Todd Stowell reviewed public comments and draft amendments to Zoning Ordinance and Map, and 
Section 9-6-27 of the City Code (mobile home standards); and made recommendations to the City 
Council. 
 
Richard Jones made a motion to accept all modifications to the draft zoning ordinance and map 
presented in the staff report. Also, recommended that the City Council approve ordinances as necessary 
to adopt all of the changes to the City of Cody Zoning Ordinance and Map, and to Section 9-6-27 of the 
City of Cody Code, as presently proposed by the Board.  It was seconded by Reese Graham.  Vote on 
the motion was unanimous, motion carried. 
 
P & Z Board Matters – none 
 
Council Updates – none 
 
Staff Items – none 
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Reese Graham made a motion, seconded by Heidi Rasmussen to adjourn the meeting.  Vote on the 
motion was unanimous, motion carried. 
 
There being no further business to come before the board, Acting Chairman Payne adjourned the 
meeting at 12:36 p.m. 
 
 
 
                     
Bernie Butler, Administrative Assistant 



 CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: JANUARY 10, 2017 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL:  
SUBJECT: COOK MINOR SUBDIVISION— 

A TWO-LOT SUBDIVISION. 
SUB 2016-11 

   RECOMMENDATION TO COUNCIL: X 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT OVERVIEW 
North Forty Investments, LLC has 
submitted an application for a two-lot 
minor subdivision of Lot 6 of the 
McMillan Subdivision.  The .64 acre 
property is located at 1702 31st Street.  
The preliminary plat drawing and final 
plat are attached. 
 
The property is located in the Mobile 
Home F-2 zoning district, which 
requires a minimum 6,000 square feet 
for a single-family home or mobile 
home.  Lot 6-1 contains an existing 
home.  Proposed Lot 6-2 is vacant. 
 
Existing Conditions: 

   
   
SUBDIVISION REGULATIONS 
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Applicable subdivision ordinance requirements are as follows.  Staff comments follow 
each requirement.  When a variance from the standard is involved, it is noted. 
 
It is noted that the odd configuration of Lot 6-2 is so that each lot contains 50 feet of 
frontage, so that a flag lot is not created.  Flag lots are prohibited by the subdivision 
ordinance.  (Yes, it still looks like a flag lot, but not as the subdivision ordinance 
currently defines it.) 
 
11-4-2: STREETS, ALLEYS AND EASEMENTS: 
 
A. Alignment: All proposed streets, alleys and easements shall align horizontally and 
vertically with existing streets, alleys and easements adjacent to or lying near the 
subdivision. 

Comment- No new public streets or alleys are proposed. 
 
B. Conform to Master Street Plan: All streets shall conform to the city master street plan 
for size and approximate alignment. 

Comments- The Master Street Plan does not indicate any future streets through 
this property.  31st Street is shown as a rural street on the Master Street plan, which 
specifies a 32-foot pavement width, but no curb or gutter.  60 feet of right-of-way 
currently exists, which is sufficient.  31st Street is currently about 24 feet wide, so 
technically it should be widened by four feet on each side.  The applicant has requested 
a variance to this frontage improvement requirement. 

 
Items “C” through “O” are standards that relate to construction of new public streets 
and are not applicable to this project. 
 
P. Alleys: Alleys shall be required in all subdivisions with the minimum width being 
twenty feet (20'), unless extreme conditions preclude the feasibility of alleys… 

Comment:  The McMillan subdivision contains a 20-foot wide utility easement, 
but no alley where the alley would normally be.  A variance to the alley requirement is 
requested and warranted, since it would not be able to connect to any City street. 
 
Q. Curb, Gutter, Sidewalk, Paved Streets: Curb, gutter, sidewalk and paved streets shall 
be required in all proposed subdivisions unless waived in accordance with criteria set 
out in subsection 11-5-2B of this title by the planning and zoning board, and the city 
council. All waivers of curb, gutter and sidewalks shall require acknowledgment by the 
developer on the final plat that future improvement districts for the development of 
curb, gutter and sidewalks shall be supported by future owners of the lots and be so 
noted on the final plat… 
 

Comment: The master street plan does not require curb, gutter, or sidewalk in 
this area.  A paved street exists, but is not of the width specified.  A note will need to 
be added to Owner’s dedication on the final plat, indicating that the owners of the lots 
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agree to support and participate in any improvement district designed to improve 31st 
Street to city standards. 
 
Items “R” and “T” are standards that relate to streets and drainage that are not 
applicable to this project, provided no improvements to 31st Street is required at this 
time. 
 
U. Lot Requirements: 

1. Lots shall be sited to meet the requirements of the appropriate zoning. 
Comment: Met. 
2.  Every lot shall abut upon or have access to an approved street or cul-de-sac. 
Comment: Met. 
3.  Side lot line shall be at approximately right angles to the street line on which 
the lot faces.  
Comment:  Met. 
4.  Strip lots…will be prohibited. 
Comment:  Met. 

 
V.  Blocks:…  Comment: Met.  
 
Section 11-5-1, DEVELOPMENT AND IMPROVEMENT also includes standards for 
construction.  Applicable sections are listed below. 
 
F.  Sanitary Sewer:  …Each lot within the proposed subdivision shall be connected to a 
minimum eight-inch (8") diameter sewer main by a minimum four-inch (4") diameter 
sewer service line. The service lines shall be extended from the sewer main to the 
property line according to city standards. The use of individual septic systems will not 
be permitted when a sanitary sewer main is available… 
 Comment:  Neither lot is connected to City sewer.  Lot 6-1 has a sewer stub 
available.  Lot 6-2 will need to have one provided by the developer.  Connection of Lot 
6-1 to City sewer and installation of a sewer stub for Lot 6-2 will need to occur prior to 
issuance of a building permit for either lot.  The service for Lot 6-1 crosses the frontage 
of Lot 6-2, so an easement for that line will be needed. 
 In addition, the existing septic tank must be decommissioned (pumped and 
either crushed/removed, or filled with sand slurry).  Both the septic tank and the drain 
field need to be identified on the preliminary plat.  Any construction over the septic tank 
location or drain field will necessitate soil investigation and compaction testing. 
 
G.  Storm Sewer… 
 Comment:  Minor subdivisions are exempt from the storm water policy. 
 
H. Water… 
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 Comment:  Lot 6-1 is currently connected to city water.  A proposed 3/4” water 
service for Lot 6-2 is shown on the preliminary plat.  The applicant will need to 
coordinate the water tap and water line fee with public works. 
 
I. Fire Hydrants shall be installed at intervals not to exceed 500’ between hydrants and 
provided with standard hose connections as specified by the fire department. 

Staff Comment:  The building code requires a hydrant to be within 600 feet of all 
new residences.  The home site on Lot 6-2 is over 850 feet.  The subdivision standard 
of 500-foot spacing along the street is not met either.  Therefore, a new hydrant in the 
area is needed.  The developer will need to coordinate location and construction with 
Public Works. 
 
J. Open Drains, Irrigation Ditches: All open drains and irrigation ditches shall be buried 
or, if possible, eliminated. 

Comment:  The unused irrigation ditches on the property are being abandoned.  
The main McMillan Ditch is just off the property. 

 
K. Utilities: All utilities (electrical service, natural gas, telephone, cable TV, etc.) shall be 
installed underground, whenever possible, in the streets, alleys or utility easements 
shown on the final plat. All buried utilities will be placed before the finished surface is 
placed on the streets or alleys … It will be the developer's responsibility to ensure that 
all utilities necessary or reasonably expected are placed within the proposed 
subdivision. 
 Comments:   

Power.  Electrical service exists to Lot 6-1.  Lot 6-2 can get power from the pole 
near the northeast corner, by using the existing transformer.  An easement for the City 
to get to the power lines is needed.  If specifically defined, the easement needs to be at 
least 10 feet wide. 

Cable/TV/Internet.  Telecommunication services are available to each lot.  An 
easement is provided for the existing line crossing Lot 6-2. 

Natural Gas:  Natural gas is available.  An easement is provided for the existing 
line crossing Lot 6-2. 

 
M. Street Lighting…  

Comment:  Street lighting exists along 31st Street. 
 
N. Public Use Areas: … 

Comment:  Minor subdivisions are exempt from this requirement. 
 
OTHER: 
Irrigation:  The applicant plans to retain the existing water rights on the property, which 
is an option.  As of the time of the staff report, we have not received a letter from the 
McMillan Ditch Company to confirm that their requirements will be met. 
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Easements on Lot 6-2:  The building area on Lot 6-2 is restricted by the gas line 
easement and the telecommunications easement.  There may be drain field conflicts as 
well.  The property owner may want to consider relocating one or both of the service 
lines, and their easements, to provide more flexibility on the building site location.  If 
the gas line was installed at the time of the house it is likely a 46-year-old metal line 
that is near the end of its life.  It is not required that any line be relocated, yet once an 
easement is established on a plat it can only be removed through the plat amendment 
process. 
 
RECOMMENDATION: 
Recommend that the City Council grant the variances requested (to the frontage 
improvement and alley requirements) and approve the preliminary and final plats of the 
Cook Minor Subdivision, subject to the following conditions: 
 

1. Provide an updated final plat for the City Council review, that includes: 
a. A 10-foot wide utility easement to, and along, the electrical lines serving the 

subdivision.  The easement location must be acceptable to the electrical 
division. 

b. Correct a couple of “typos” on the easement identification labels. 
c. Update the signature lines and dates to reflect the current situation. 
d. The second paragraph of the Certificate of Dedication needs to be updated to 

reflect the new electrical easement—staff is okay with a general statement 
about dedication of the easements for the uses and parties noted, rather than 
a complete description of each. 

e. Add a note to the following effect:  The developer is responsible for 
connecting Lot 6-1 to city sewer, properly abandoning the current septic tank 
and drain field, providing a sewer tap to Lot 6-2, and installing a fire hydrant, 
prior to issuance of any building permit for development on these lots. 

2. Prior to City council review, provide comments from the McMillan Irrigation 
Company.  Any requirements must be addressed with the final plat. 

3. Add the following note to the Certificate of Dedication on the final plat: 
“And do hereby agree that the owners of Lots 6-1 and 6-2 shall promote and 
participate in an improvement district for 31st Street when deemed necessary by 
the City of Cody, and further that this language shall be contained in each and all 
conveyances of record.” 

4. Pay applicable utility fees prior to the mayor signing the final plat (sewer 
connection fee for Lot 6-1, water tap fee for Lot 6-2, and water line fee). 

5. That the developer otherwise completes the improvements noted on the 
preliminary plat, installs the fire hydrant, properly abandons the septic tank and 
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drain field, and connects the home on Lot 6-1 to City sewer, in the near future 
and prior to or in conjunction with issuance of any building permit. 

ATTACHMENTS: 
Preliminary Plat 
Final Plat  
 
 
H:\PLANNING DEPARTMENT\FILE REVIEWS\MAJOR-MINOR SUBDIVISION\2016\SUB2016-11 TWO-LOT MINOR SUBDIVISION- N. FORTY INVESTMENT\STAFF RPT TO PC 
COOK MINOR SUBD.DOCX 







 CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: JANUARY 10, 2017 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL:  
SUBJECT: CONCEPTUAL PLAT DISCUSSION- 

A TWO-LOT DIVISION OF 1923 BIG 
HORN AVENUE. 
SUB 2016-12 

   RECOMMENDATION TO COUNCIL: X 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
 
PROJECT OVERVIEW 
HGI Properties, represented by Gordy Allison, has inquired about dividing the property 
at 1923 Big Horn Avenue into two lots.  The conceptual plat process in intended to 
allow a property owner to discuss the subdivision with the Planning and Zoning Board 
prior to preparation of the formal plat applications.  The property is currently five acres 
in size and the subdivision would locate the portion recently developed with the Bobcat 
dealership on one lot of about 3.1 acres, and the vacant portion behind CARQUEST 
Auto Parts as the second lot of about 1.9 acres. 
 
The following aerial photos indicate the concept. 

     
 
The sketch on the following page utilizes the Bobcat site plan to show the proposed 
access and water service. 
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There are multiple issues with the proposed subdivision, when reviewed under the 
City’s subdivision ordinance.  Specifically: 

A. The subdivision ordinance specifies that the developer would be responsible for 
constructing “E” Avenue to the standards of the Master Street Plan.  The “E” 
Avenue right-of-way contains no street in this area, and if only the frontage is 
constructed, it would not connect to any street. 

B. The subdivision ordinance requires each lot to have at least 50 feet of frontage 
on a public right-of-way.  The assumption is that the right-of-way would also 
contain a street, although admittedly it doesn’t say that. 

C. Access to the vacant lot is proposed via a private access easement.  The 
subdivision ordinance and zoning ordinance does not contemplate the use of a 
private easement for access, and therefore there are no standards developed for 
such an access. 

D. How domestic water will be provided to the vacant lot is questionable.  The 
applicant would like to simply extend a minimal water service line.  If only a 
small service line is installed it would limit the potential development of the 
property, as most sizeable commercial or industrial buildings would require fire 
sprinklers and potentially additional fire hydrants.  A water main extension would 
provide for about any form of potential development of the property.  Without 
the extension, the north end of the property (approx. 150 feet) could not contain 
any buildings, or storage requiring fire protection. 

 
Effectively, the Board needs to determine what would be appropriate for access to the 
vacant lot, the extent of responsibility to improve “E” Avenue, and whether a water 
main extension should occur. 
 
Staff is still thinking through options. At this time, we are leaning towards the private 
access from Big Horn Avenue to the vacant lot, generally as shown on the drawing, and 
consisting of a 24 to 26-foot-wide paved street plus curb and gutter (at least on the 
east side) extending off the end of the existing pavement to a point at least 30 feet 
past the south line of the vacant lot.  A sidewalk may not be necessary, and 
streetlighting is likely not needed due to the lighting at the Bobcat building and future 
on-site lighting on the vacant lot.  Drainage of the access will need to be 
accommodated.  Design of the improvements would need to be engineered.  An 
agreement for the street, its drainage, and maintenance would be needed and should 
be reviewed with the plat.  The street would need to be posted “No Parking/Fire Lane” 
and the curbing painted accordingly.  The street radius at the north end of the street 
into the lot would need to be appropriate for truck access (not the 90-degree sharp 
bend shown) 
 
Regarding the water line, if there is a near 100% likelihood of a specific use that does 
not require a fire sprinkler line and additional hydrant, and that use is a very long-term 
situation, then the small service line may be an option.  Otherwise, extension of the 
water main should be required. 
H:\PLANNING DEPARTMENT\FILE REVIEWS\MAJOR-MINOR SUBDIVISION\2016\SUB2016-12 HGI PROPERTIES-LOT SPLIT\STAFF RPT TO PC CONCEPTUAL PLAT DISCUSSION.DOCX 
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