CITY OF CODY
PLANNING, ZONING, AND ADJUSTMENT BOARD
TUESDAY OCTOBER 8, 2019
CITY HALL COUNCIL CHAMBERS @ 12:00 NOON
1. Call meeting to order.
2. Roll Call, excused members
2. Pledge of Allegiance
3. Approval of Agenda
4. Approval of Minutes of the September 24, 2019 regular meeting.
5. BUSINESS:
A. Review the preliminary plat for the minor subdivision for “What’s Left, LLC”
located at 2312 and 2308 Central Avenue.
6. P & Z Board matters (announcements, comments, etc.)
7. Council Update
8. Staff Items
11. 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.

City of Cody
Planning, Zoning, and Adjustment
Board Meeting September 24 2019
A meeting of the City of Cody Planning, Zoning and Adjustment Board was held in the Council
Chambers of City Hall in Cody, Wyoming on Tuesday, September 24, 2019 at 12:00 pm.
Present: Vice Chairman Erynne Selk; Richard Jones; Stan Wolz; Klay Nelson, Deputy City Attorney Sandee
Kitchen; City Planner Todd Stowell; Administrative Coordinator Bernie Butler.
Absent: Buzzy Hassrick, Kayl Mitchell, Sandi Fisher, Council Liaison Glenn Nielson
Erynne Selk called the meeting to order at 12:03 pm, followed by the pledge of allegiance.
Richard Jones made a motion, seconded by Stan Wolz to approve the agenda for the September 24, 2019
meeting. Vote on the motion was unanimous, motion carried.
Stan Wolz made a motion, seconded by Richard Jones to approve the minutes from the September 10,
2019 meeting. Vote on the motion was unanimous, motion carried.
NEW BUSINESS:
A. Todd Stowell reviewed the revised site plan for the Hampton Inn located at 8 Southfork Road.
Richard Jones made a motion, seconded by Stan Wolz to approve the revised site plan for the Hampton Inn
with recommendation #1 in the staff report. Vote on the motion was unanimous, motion carried.
B. Todd Stowell reviewed the preliminary and final plat for Benny’s Place (Park County Animal Shelter)
minor subdivision. The property is located at 5537 Highway 14, 16, & 20.
Richard Jones made a motion, seconded by Klay Nelson to recommend the following to Council: grant the
variances noted in the staff report; approve recommendations 1-3 in the staff report. Vote on the motion was
unanimous, motion carried
C. Todd Stowell lead a discussion on the conceptual plan for the Edwards PUD (Planned Unit Development),
located at 1433 29th Street. He reviewed the City Ordinance for PUD’s, and discussed several topics from the
check list. The items 1-9 listed in the staff report will need to be addressed by the applicant.
Vote on the motion was unanimous, motion carried.
Stan Wolz made a motion, seconded by Richard Jones to adjourn the meeting. Vote on the motion was
unanimous, motion carried.
There being no further business to come before the Board, Vice Chairman Erynne Selk adjourned the
meeting at 12:45 pm.

Bernie Butler, Administrative Coordinator
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CITY OF CODY
PLANNING, ZONING AND ADJUSTMENT BOARD
STAFF REPORT
M EETI NG DATE:

OCTOBER 8, 2019

AGENDA I TEM :
SUBJECT:

TYPE OF ACTI ON NEEDED
P&Z BOARD APPROVAL:

WHAT’S LEFT MINOR SUBDIVISION
PRELIMINARY PLAT. SUB 2019-07

RECOMMENDATION TO COUNCIL:

P REP ARED BY:
TODD STOWELL, CITY PLANNER
DISCUSSION ONLY:
Note: Originally on agenda for May 28, 2019. Directed to work out items and bring back.

P R OJECT OVERVI EW

Tom Quick of
What’s Left, LLC
has submitted a
preliminary plat
application for a
4-lot subdivision
of two existing
parcels. The two
parcels each
contain a duplex
and the
subdivision would
separate each
dwelling unit of
the duplexes
onto their
individual lot. The survey to the right reflects the
existing parcels and easements. The proposed lot
layout is attached.
The application is submitted pursuant to the infill
subdivision option of City of Cody Code 11-8. The
applicant claims that the duplexes were constructed
with the necessary fire walls to meet code
requirements to be split by a property line, yet, the
utilities to the units were not all set up to meet
standards for separation of the dwelling units. The
requirements of the City and utility providers will
require some changes to some of the existing utility
services, as indicated in the application and/or staff
report.

X
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It is noted that although the dwellings are existing, the proposed lots are not—therefore
there is no automatic “grandfather” status for improvements pertaining to the proposed
subdivision.

SUBDI VI SI ON R EGULATI ON S

The infill standards are as follows, with staff comments provided.
11-8-2: APPLICABILITY:
A. The property is 1.2 acres (52,272 square feet) or less in size (net lot area);

Comment: Technically, this is the division of two existing parcels, which are both
individually less than 1.2 acres. The combined size is 1.53 acres. Staff is okay with
both subdivisions occurring on the same plat drawing, as it keeps it the maps “cleaner”
and is still within the limits of a minor subdivision.
B. The property is at least … sixteen thousand (16,000) square feet (net) if zoned R-2…

Comment: Met. (16,861 sq. ft. existing east lot, west/south lot is even larger)

C. The property is located in a residential zoning district and does not contain any nonconforming commercial or industrial uses. Comment: Met.
D. The property has frontage on and access directly to/from a paved public street;
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Comment: Met. Central Avenue is a paved city street and both existing lots have
frontage.
E. The property will contain no more than five (5) lots, and no more than five (5)
dwelling units (primary and accessory);

Comment: Met. The resulting lot sizes and easements will limit the development to four
dwelling units.
F. The access route to any lot in the proposed subdivision is not more than three
hundred fifty feet (350') in length, measured from the public street right-of-way to the
middle of the turnaround;

Comment: Met by 3.5 feet.

G. All lots will be served with public sewer, public water, and City electric power;

Comment: As proposed.

H. No sewer or water lines will be shared between lots - individual sewer and water
service lines must be run to each lot.

Comment: The water lines are shown on Sheet 1. Currently Lots 2 and 3 share a
water line and Lots 1 and 4 share another water line. The application indicates that
two new services will be installed, so that all four lots have their own water service.
The existing sewer lines are shown on Sheet 1. The lots currently share a common
private sewer main, and each duplex shares a service to that main. The application
indicates that the shared services to each duplex will be discontinued as new sewer
services are extended from the private main to each dwelling unit. However, the
applicant requests permission (a variance) to allow continued usage of the private main.
The applicant has provided a 2009 permit from DEQ for the private sewer main, in
which the private main was authorized. In the May staff review, we were unaware that
the sewer line had been reviewed and permitted by DEQ. At this point, since the line
has a valid DEQ permit, staff is open to the variance request. This is a unique situation
and is not really precedent setting as we do not believe there are any similar situations
anywhere else in the City. Staff believes that in practice, the installation of a sewer
main would disqualify a subdivision from the infill option, while the use of an existing
DEQ permitted sewer main would not.
11-8-4: RESIDENTIAL INFILL SUBDIVISION DESIGN STANDARDS:
The following design standards shall apply to residential infill subdivisions. Normally, all
applicable required improvements are the responsibility of the subdivider and are not
needed until prior to issuance of a building permit for a dwelling, or within two (2)
years of final plat approval, whichever occurs first. However, in this case, placing the
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property lines to separate the buildings as proposed would violate building codes and
utility provider requirements if it occurred prior to modifications in the utility services.
As such, all subdivision improvements will need to be completed prior to recording the
final plat.
A. Access and Frontage Requirements: The following access standards have been
developed in coordination with the Fire Marshal, and pursuant to the Fire Marshal's
authority, when the following standards are met, they supersede any conflicting and
more restrictive standards of Appendix D of the International Fire Code.
1. Lot Frontage: All lots shall be provided with frontage on a public street or private
access easement, in accordance with the table in section 10-6-2 of this Code. Provided,
when a turnaround is not required, the lot at the end of the private access easement
(the lot furthest from the public street) need only have frontage on the access
easement of the width required by subsection A3 of this section… Comment: Met.
2. Entrance Requirement: The physical connection of the subdivision access drive to the
public street shall consist of a paved entrance/exit extending from the curb cut (face of
curb, or edge of roadway pavement if no curb exists), to a point at least twenty five
feet (25') from the public street, measured along the direction of travel. Asphalt
thickness shall be at least three inches (3"), compacted depth.

Comment: The requirement is noted on Sheet 1, just not drawn in correctly. The
pavement will need to extend from the edge of the physical street, not the edge of the
right-of-way.
3. Minimum Dimensions: Minimum dimensions of the access easement and the
composition of the access drive shall be in accordance with the following table. Base
course is one and one-fourth inch (1 1/4") minus with fines. Top course is five-eighths
inch (5/8") minus with fines.

Comment: The table indicates a minimum 18-foot wide gravel road and a turnaround
to be provided. The application indicates that the gravel drive will be widened to 18
feet where deficient. Also, that it will be reconstructed where necessary due to utility
installation.
4. Access Drive: The cross-section design of the access drive shall be in accordance
with the following diagram; provided the reviewing official may consider modifications
to the layout…

Comment: As noted above, the access drive will be widened to the standard. Also, the
lack of stormwater facilities is an issue that will be discussed later in the report.
5. Approach to Public Street: In areas that have curb and gutter along the property
frontage, the approach to the public street shall be constructed to the City's alley
standard, with curb, gutter, and ADA-compliant sidewalk.

Comment: Not applicable—no curb and gutter on this section of Central Avenue.
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6. Access Drive Connection: If the access drive connects to a major collector or arterial,
the City Engineer may require any existing approach to be removed and all access to
occur from the common access drive.

Comment: Access for all lots will be from the existing access road.

7. Property Frontage: If the property frontage has curb and gutter, but no sidewalk, the
subdivider shall install sidewalk to City standards across the property frontage. If no
curb and gutter exist along the property frontage, the property owner shall agree on
behalf of the owners of the lots to participate proportionally in any future City project to
improve the adjacent street to City standards, which agreement shall be noted on the
plat and any document transferring ownership of the lots in the subdivision.

Comment: Central Avenue has no curb and gutter. Improvement district language will
be noted on the final plat.

8. Turnarounds: A turnaround and associated easement shall be provided at the end of
the access drive if any of the following conditions will exist. The distances are measured
from the edge of the public right-of-way.

Comment: A turnaround is indicated near the middle of the access drive. The surveyor
indicates that a full-sized turnaround cannot fit at the end of the access drive due to
existing improvements. The Fire Marshal was contacted and he is agreeable to an
exception to allow the turnaround where proposed. The Board can recommend a
variance to this standard if agreeable.
9. Turnaround Construction Options: …

Comment: The proposed turnaround meets the dimensional requirements.
10: Turnouts: When required as identified in the table in subsection A3 of this section,
a turnout shall be provided approximately mid-point along the access drive by widening
the driving surface to a minimum of twenty feet (20')… Construction of the turnout shall
be to the same specifications as the access drive.

Comment: The location of the turnaround allows it to function as the required turnout.

B. Utility Requirements: …
1. Utility Service Connections: All lots shall be provided with utility service connections
in accordance with the requirements of the utility providers and applicable Plumbing
and Electrical Codes. At a minimum, domestic water service, public sewer and City
power shall be provided and stubbed to each lot. Natural gas and telecommunication
services are highly recommended. Raw water (irrigation) shall be provided to each lot if
the property retains its water rights through the subdivision process.

Comment: As noted previously, alterations to the water and sewer services will be
made. The water services will be individual lines, back to the main, with individual curb
stops on all four services at the edge of the Central Avenue right-of-way. The lines
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beyond the curb stops at Central Avenue are private. While not noted on the
application, tracer wire/tape will need to be installed with the two new water services.
In addition, alterations to the electrical services will be needed, as well as possibly
telecommunications and gas if identified by the utility providers so as to provide
separate, individual services to each dwelling unit. Utility easements are proposed to
allow the distribution of services to each lot. (Note: The existing and proposed
electrical services that come out of the transformer are not shown on the preliminary
plat. The modified layout will need each service to be connected back to the service
the transformer—Coordinate plan with the Electric Department.) As part of the final
plat process, confirmation from the all utility providers regarding service reconfiguration
and associated easements will be required.
Gas, telecommunication, and irrigation distribution and easements must be reviewed by
the respective providers and their comments submitted with the final plat materials.
C. Stormwater/Drainage Requirements:
1. The area of the access easement shall be graded to manage stormwater within the
subdivision, so that no net increase of runoff or creation of a concentrated discharge
point occurs. The use of swales and/or infiltration trenches are recommended methods.
The stormwater infiltration area is also intended to serve as snow storage area.
Minimum dimensions of infiltration trenches and swales, which extend the full length of
the access drive are listed in the table below…

Comment: The application
notes that a swale will be
installed along the northern
portion of Lot 2, and the area
on Lot 2 that experiences some
ponding near the duplex will be
regraded.

D. Signage Requirements: The
following signs are to be
installed by the subdivider. The
size and mounting methods
shall comply with the MUTCD Manual and/or appendix D of the International Fire Code.
1. Address numbers for the dwelling units on the rear lot(s) shall be posted at
the intersection of the private access drive with the public road, in accordance with the
standards of the Building Code (e.g., minimum 4-inch height, on contrasting
background).

Comment: Add either to mailboxes or new sign post.
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2. Install "No Parking/Fire Lane" sign(s) along the access drive, located and
spaced as approved by the Fire Marshal.

Comment: Two signs, one on the west side of the access and one in the turnaround
will be sufficient.
E. Fencing Requirements: Where the access drive is located adjacent to a neighboring
residentially-zoned property, a minimum six foot (6') tall, solid fence shall be installed
between the access drive and the neighboring property, except within fifteen feet (15')
from the public street right-of-way. This requirement may be waived or reduced (e.g.,
partial fence, shorter fence, non-solid fence) by the reviewing official when the
neighboring property owner requests such modification or waiver in writing.

Comment: The fence requirement is applicable where the access drive runs along the
Leonard property in the northeast corner of the subdivision. The neighbor already has
a 6-foot cedar fence, but it appears to be towards the end of its useful life. The
application indicates that the existing fence will be rebuilt.
11-8-5: OTHER REQUIREMENTS:

A. The number and location of all dwelling units, whether primary dwellings or
accessory dwelling units, must be identified in the subdivision process and noted on
the plat.

Comment: The applicant has identified that the subdivision is limited to the four
existing dwellings. A note will be needed on the final plat.

B. Either the lot, or the turnaround serving it, must be within six hundred feet (600') of
a functional fire hydrant, measured as the fire hose would lay. If a new fire hydrant
is required, engineering and installation is the responsibility of the subdivider and
shall be coordinated with Public Works.

Comment: Met (approximately 470’ from existing hydrant to back lot)

C. Maintenance agreements or covenants must be established to set forth the
maintenance responsibilities for the private access drive tract/easement, including
maintenance of the access drive, fence, and stormwater facility. The agreement
must include establishment of a bank account and schedule of payment by the lot
owners. The payment levels must be based on anticipated costs for regular
recommended maintenance and repair activities, such as snow removal, regrading,
weed control, signage, etc. The maintenance agreement/covenant must be recorded
with the plat. The initial minimum payment and schedule shall be determined with
the final plat process.

Comment: The maintenance agreement will need to be submitted for review with
the final plat. It must also include the private sewer main.
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D. Enforcement of "No Parking" (e.g., towing) shall be by
the homeowners, and authority for such included in the
maintenance agreement or covenants for the
subdivision.

Comment: Include in agreement submitted with final
plat.

E. All lots shall utilize a cluster mailbox stand, as specified
by the local Post Office, which mailbox and associated
concrete pad shall be installed to USPS specifications by
the subdivider.

Comment: The mailboxes are existing and are located
along Central Avenue. As no additional units are being
added, it is not expected that the Post Office requires they be replaced.

F. Garbage collection will occur on or next to the public street near the intersection
with the access drive. The applicant will need to coordinate whether a dumpster or
roll-outs are to be utilized. If a dumpster is to be utilized, the location, pad design,
and any pedestrian bypass around the dumpster that may be needed shall be
specified after consultation with Public Works.

Comment: The plan is to utilize existing dumpsters on Central Avenue.

G. Gates or other features that would obstruct vehicle or pedestrian use of the access
drive are prohibited. Comment: None proposed.
H. If the subdivision improvements are not installed prior to recording the final plat, the
final plat shall include a note that states that no building permit shall be issued for a
dwelling until all required subdivision improvements are completed.

Comment: The subdivision improvements will need to be installed prior to final plat
approval due to building code and utility provider requirements.

Irrigation: The application seems to indicate that irrigation water from the Cody Canal
system will continue to be utilized. The irrigation distribution plan needs to be reviewed
and approved by Cody Canal.
Section 11-5-1(J) of the subdivision ordinance requires all open canals and ditches to be
piped or eliminated if possible. The Cody Canal Board met about the canal and
determined that the applicant need not pipe the canal at this time as it is such a large
canal. They plan to have the canal piped in the future through district-wide funding. A
variance would be necessary to waive the requirement for this subdivision, based on
the Cody Canal plan.
Setbacks and Lot Dimensions: The lots meet applicable standards for lot size and
width. (Minimum net lot size is 5,500 sq. ft. in the R-2 zone. The net lot size of each lot
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is over the 5,500 square foot minimum. Lot 1 does not meet maximum length-to-width
ratio standards (3.5 to 1), but it would be impossible for it to do so with the
configuration of the existing lot.
There is an existing 30-foot by 50-foot easement on the north end of Lot 2, which is
encumbered by a portion of the existing garage. Structures are generally not allowed
in access easements. The applicant requests that this easement be vacated, which
makes sense and corrects the violation.
The north duplex is non-conforming in relation to the setback from the existing 40-foot
easement. The subdivision does not change the physical situation, so no action is
necessary at this time.
RECOMMENDATION:
Recommend that the City Council approve the preliminary plat of the minor subdivision
for What’s Left LLC, and the following variances, subject to the conditions listed. The
vacation of the common access easement on Lot 2 that extends into the garage is
included.
Subdivision Variances:
1. Allow continued use the private sewer main for the 4-lot subdivision.
2. Developer does not need to pipe the canal, based on the Cody Canal decision.
3. Allow the turnaround where proposed, rather than at the end of the access drive.
Conditions:
1. Add the electrical lines to the preliminary plat and correct the location of the
proposed pavement.
2. Provide independent certification (building official or pre-qualified private
inspector) that the required building code requirements are met for division of
the dwelling units by the proposed property lines (verify separate fire walls with
1” minimum gap from foundation to underside of roof deck, no penetrations
through air gap, etc.)
3. Provide an irrigation distribution plan and irrigation easements as required by
Cody Canal Irrigation District.
4. Gas and telecommunication distribution and easements must be reviewed by the
respective providers and their comments submitted with the final plat materials.
5. Remember that tracer wire/tape will need to be installed with the two new water
services.
6. Identify the details for the stormwater swale (size, depth, location).
7. A maintenance agreement shall be established for maintenance of all common
private facilities (access road, storm water swale, fence, private sewer main).
Submit the proposed agreement with the final plat.
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8. The final plat application and subdivision improvements shall otherwise comply
with the City subdivision ordinance—including the infill standards.

ATTACHM ENTS:

Minor Subdivision Preliminary Plat
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