
CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

TUESDAY, MARCH 9, 2021 
CITY HALL COUNCIL CHAMBERS @ 12:00 NOON 

 

1. Call meeting to order 
 
2. Roll Call, excused members  

 
3. Pledge of Allegiance 

 
4. Approval of Agenda 

 
5. Approval of Minutes of the February 23, 2021 regular meeting 

 
A. Tabled item: Sign Plan reviews for the Cody Cattle Company and the Cody 

Firearms Experience at 1202 Sheridan Avenue. (Applicants request re-table to 
next meeting.)  

 
6. NEW BUSINESS: 

 
A. Site plan review for the KOA Planned Unit Development expansion for 23 new 

RV spaces, at 5561 Greybull Highway. 
 

B. Preliminary Plat of the Musser-Beacon Hill 6-lot Commercial Subdivision, 
located on the west side of Beacon Hill Road, north of Sheridan Avenue. 
 

C. Downtown Architectural District sign review for Clearwater Properties awning 
and sign, located at 1349 Sheridan Avenue. 
 

D. Minor Commercial Site Plan review for exterior upgrades for Midway Auto & 
RV, located at 2226 Big Horn Avenue. 
 

E. Public Hearing for a Special Exemption request to reduce the required on-site 
parking spaces to 22, for Cody Craft Brewing, located at 1732 Sheridan 
Avenue. 
 

F. Review the Special Exemption request from Cody Craft Brewing to reduce the 
on-site parking spaces to 22. 

 
 

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 Meeting February 23, 2021 

 
A meeting of the City of Cody Planning, Zoning and Adjustment Board was held at the Cody Club 
Room in Cody, Wyoming on Tuesday, February 23, 2021 at 12:00 pm. 

 
Present:  Kayl Mitchell, Richard Jones; Sandi Fisher; Rodney Laib; Scott Richard; Carson Rowley; Wade 
McMillin; City Attorney Scott Kolpitcke; City Planner Todd Stowell; Council Liaison Andy Quick; 
Administrative Coordinator Bernie Butler.  
  
Kayl Mitchell called the meeting to order at 12:00 pm, followed by the pledge of allegiance. 
 
Richard Jones made a motion, seconded by Wade McMillin to approve the agenda for the February 23, 
2021 meeting.  Vote on the motion was unanimous, motion carried. 

 
  Sandi Fisher made a motion, seconded by Rodney Laib to approve the minutes with corrections, from the 
meeting on February 9, 2021. Vote on the motion was unanimous, motion carried. 

 
 Richard Jones made a motion, seconded by Sandi Fisher to remove two items off the table: 1) Special 
Exemption for setback and separation requirements for two proposed dwellings at 1322 10th Street. 2) Sign plan 
review for the Cody Cattle Company and the Cody Firearms Experience at 1202 Sheridan Avenue. Vote on the 
motion was unanimous, motion passed. 
 
The special exemption request for 1322 10th Street had submitted an updated site plan. The rear unit will be 
attached to the main house. The 10-foot rear setback has been met. It will be one unit of a two-family 
dwelling (a duplex).  
 
The detached dwelling would be located two feet from the alley property line and six feet from the main 
house. Staff considers this dwelling a principal structure rather than an Accessory Dwelling Unit (ADU). 
Todd explained setbacks and separation requirement for each.  
 
Applicant Sarah Clark spoke to the Board about the proposed plan. The applicant has considered the 
neighbors responses, and has an updated site plan. She has visited the neighbors, and submitted a letter to the 
Board. Neighbor Leslie Bales said she appreciated the change in the plans, but was still concerned about the 
parking. Staff recommends four on-site parking spaces. 
 
 Richard Jones made a motion, seconded by Rodney Laib to approve the special exemption request with 
recommendations 1-4, and adding a fifth recommendation that the rear unit will be considered a principal 
structure.  The conditions of approval 1-7 in the staff report were included in the motion. Vote on the motion 
was unanimous, motion passed. 
 
The Cody Cattle Company and Cody Firearms Experience off-premise sign review was a continuation from 
the August 11, 2020 Planning and Zoning meeting. The signs are located on the west wall of the building at 
1202 Sheridan Avenue in the Downtown Sign District and the Downtown Architectural District.  
 
Staff proposes the two signs be permitted as wall signs and not as billboards. This will allow both signs, but 
require that any future replacement occur in accordance with the sign regulations that exist at that future 
time. At the current time the sign code is unclear regarding this situation. 
 
Dan Miller addressed the Board stating that allowing these off-premise signs will set a bad precedence for 
future signs. Applicants Greg Pendley and Paul Brock explained the background on installing the signs. 
Board members asked for clarification on the City of Cody sign ordinance. 
 
 
Kayl Mitchell made a motion, seconded by Carson Rowley to table this item. Sandi Fisher, Scott Richard, 
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Rodney Laib, Kayl Mitchell, Carson Rowley voted in favor of the motion. Richard Jones and Wade 
McMillin were opposed to the motion. With the majority voting in favor of the motion, motion passed. This 
item will be tabled until the March 23, 2021 meeting. 
 
Todd Stowell reviewed the Preliminary Plat for the 4-lot Bromley Minor Subdivision, located at 1719 29th 
Street. Staff reviewed the Subdivision Regulations. 
 
Public Works is willing to share the cost with the developer for the pathway. A variance to the alley 
requirement is requested. Staff supports the variance. Utilities will be coordinated with Public works. 
 
Rodney Laib made a motion, seconded by Carson Rowley to recommend that the City Council approve the 
Preliminary Plat of the Bromley Minor Subdivision with the alley variance, and recommendations 1-10 in 
the staff report. Vote on the motion was unanimous, motion passed.    
 
A Public Hearing was opened at 12:54 pm for the addition of 23 new RV spaces in the KOA Planned Unit 
Development, at 5561 Greybull Highway. As there were no comments from the public, hearing was closed 
12:55. 
 
The Site Plan for the KOA Planned Unit Development was not ready for review. 
 
Richard Jones made a motion, seconded by Rodney Laib to adjourn the meeting. Vote on the motion was 
unanimous, motion passed. 
 
There being no further business to come before the Board, Chairman Kayl Mitchell adjourned the meeting at 
12:58 pm. 
 

 
     Bernie Butler 

    Bernie Butler, Administrative Coordinator 



CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: MARCH 9, 2021 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL:  
SUBJECT: KOA PLANNED UNIT DEVELOPMENT 

SITE PLAN REVIEW.  SPR 2021-03 
   RECOMMENDATION TO 
   COUNCIL: 

X 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
 
PROJECT DESCRIPTION: 
Recreation Adventures (Cody KOA) has 
submitted an application to add 23 RV 
spaces to the northeast of the existing 
KOA campground at 5561 Greybull 
Highway.  The area of expansion would be 
accessed through the existing KOA 
campground and each site would be 
served with City sewer, water, and power.  
The internal roadways would have a 
gravel surface and each space would have 
a concrete pad and lawn area.  
Stormwater runoff from the development 
is proposed to be collected in an 
infiltration swale in the southeast portion 
of the expansion area.  The site plan and 
utility drawings are attached.  
 
REVIEW CRITERIA:  
The property is a Planned Unit 
Development.  As part of the original 
Planned Unit Development review, the 
area of the expansion was identified as an 
area for permitted expansion of 
campground facilities.  However, there 
was no site plan submitted or reviewed for 
that area until now.  The PUD review 
process allows for phased development, 
such as is now proposed, but the 
procedure for those future reviews is not 
clearly outlined, so staff followed the most conservative interpretation for how the 
expansion should be considered procedurally.  That process involved advertising and 
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holding the public hearing before the Planning and Zoning Board and recognizing the 
City Council as the ultimate authority for review and approval (per City Code 11-7-9(F) 
and 11-7-10(B). 
 
As of the time of this staff report, we have received two written comments.  The 
comments come from the owners directly north and south of the expansion area.  Both 
support the project, yet one notes that they would like a privacy fence built on the 
north side of the expansion area.  The site plan shows a new privacy fence between the 
expansion area and the Manager’s house, but it does not extend all the way to the east 
property line.  The approved PUD plan notes, “It is the land owner’s intent to provide a 
visual barrier screening Arrow Avenue from Guests along the north and east sides.  A 
vegetative barrier is most desirable and will be pursued.  At the land owner’s sole 
discretion, a fence may be used if the vegetative buffer is unsuccessful.” 
 
The Board held the public hearing at their February 23, 2021 meeting.  No one 
presented any public comments at the meeting.  Review of the site plan was delayed to 
allow some of the outstanding questions and processes to be addressed. 
 
STAFF COMMENTS: 
This review is based on both the proposed expansion area and the existing KOA 
campground disconnecting from Northwest Rural Water and connecting to City domestic 
water, as described herein.  That process involves an agreement for such change being 
approved by the Northwest Rural Water District Board and the City Council, and 
construction of a new City water main from the intersection of Arrow Avenue to the KOA.  
The City has had discussions with Northwest Rural Water about the transfer and while 
they would be losing their largest customer, they will likely see significant savings in 
infrastructure costs related to downsizing or even eliminating some system improvements 
that would otherwise be needed. 
 
It is noted that connection to City water was identified at the time the property was 
annexed to the City of Cody in 2002, and the applicant and City jointly agree that now is 
the most appropriate time for that transition to occur.  The existing agreement with 
NWRWD requires a 60-day notice to terminate the agreement. 
 
The cost of disconnecting the NWRWD services will be the responsibility of the KOA.  If 
the property owner wishes to have their property fully removed from the Northwest Rural 
Water District, they will need to work directly with NWRWD. 
 
The extension of the new City waterline to the property is about 350 feet.  The cost of 
that portion of the extension will hopefully be covered by the airport, as they control the 
intervening property and have significant funds available for improvements to airport 
property.  The waterline would make development of their land east of Arrow Avenue 
more feasible.  The City is meeting with the Airport Board on Wednesday, March 10th to 
present the request. The portion of the waterline extension within the KOA campground 
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would be done by KOA at their cost.  
 
Public Works still needs to confirm the adequacy of the sewer lift station components, as 
it relates to the expansion, but it is expected that any adjustments would be relatively 
minor. 
 
Site Plan Components 
The proposed RV spaces are the “Deluxe” setup, 
which includes a concrete patio, firepit, 50-amp 
hookup, sewer and water for each space.  The 
area around the patios and between the drive 
aisles would be covered in landscape rock, to 
differentiate the drive lanes from the other areas. 
They would appear similar to the photo here. 
 
The approved PUD plan does not specify any 
specific landscaping style or amount within the 
area of the proposed expansion.  If developed like 
the other deluxe spaces, a tree is included at each 
site.  
 
The drive aisles are primarily one-way, with the 
exception of a couple of very short segments that 
serve as the entries to the two accessible (ADA) 
pull-thru sites (Spaces 3 and 9).  Due to their 
extremely short length (<60 feet), there is not 
much point to require those road segments to meet the 24-foot width for two-way traffic, 
which is specified in the parking ordinance.  The intent is that Spaces 3 and 9 would be 
accessed by a one-way drive aisle that is at least two aisles to the east of the space.  It 
is recommended that that be depicted on the KOA map that will be updated online, and 
be explained at registration. 
   
As not all campers will understand or remember what they are told, staff is concerned 
with the lack of large turning radius at the north end of the westernmost row of RV 
spaces.  Campers exiting spaces 1 or 2, or just driving down the wrong aisle will need a 
way to turn left when they reach the end of the westernmost aisle.  The turning radius 
must be increased in order for this to work, so they don’t have to drive the wrong way all 
the way back through the expansion area.  This appears possible by both increasing the 
interior radius of the turn, and shifting or widening the road segment to the west of the 
turn. 
 
According to the following chart, somewhere around a 34-foot outside radius and 20-foot 
inside radius should be provided.  
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Exterior Lighting 
The only proposed lighting will be incorporated into the electrical pedestals.  It is 
recommended that blue light be minimized by using lights that maintain a soft white, or 
warm white, color.  Soft white is around 4,000 Kelvin and warm white is around 3,000 
Kelvin. 
 
Neighborhood Compatibility, Setbacks and Buffers, and Height Requirements 
The required 6-foot privacy fence is already installed along the east property line.  A 20-
foot setback is required from the east property line, which is also maintained.  
 
Storm Water Plan: 
An engineered storm water plan has provided.  While the concept is fine, the calculations 
were made based on grass camping areas, not landscape gravel.  As gravel has a higher 
runoff coefficient than grass, the calculations need to be redone and the stormwater 
swale modified as necessary. 
 
Also, to minimize the potential of erosion at the emergency discharge, a cobble outfall, 
device should be provided to help spread out any overflow before leaving the property.  
A cobble pad in the range of 10 to 15 feet wide and long should be sufficient. 
 
Utility Services 
The proposed sewer system will require WY DEQ approval and a plumbing permit.  The 
applicant indicates that the WY DEQ application has already been submitted for review. 
 
The extension of the City water main also requires WY DEQ approval.  Engineering plans 
are yet to be developed. 
 
The electric division indicates that the transformer location needs to be more central to 
the project to avoid having to upsize the lines serving the east side of the expansion.  
They recommend it be placed between Spaces 15 and 16. 
 
An existing 4” irrigation service runs along the west side of the project to the neighbor to 
the south.  The line has been identified on the plans, so that it can be protected. 
 
Utility fees will be required for electrical service, sewer, water, and raw water according 
to the adopted schedule.  Any private utilities will need to be coordinated with those 
providers. 
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Signage 
No new signage is identified. 
 
Hydrants 
The extension of the City waterline will include at least one hydrant, which will be located 
near the KOA entrance.  Once installed, the property owner should contact their 
insurance company to adjust their rates based on the new hydrant. 
 
Garbage 
No dumpsters are shown in the expansion area.  If increased garbage service is 
anticipated, coordinate with the sanitation division to determine if more frequent pickups 
or more dumpsters are needed.  All dumpster areas are required to be screened on three 
sides (p. 14 of Plan). 
 
Usage in off-season 
Per the PUD plan, “During periods of seasonal campground closures, if any, or closures 
for the purposes of campground maintenance or construction, the property may be used 
for employee housing, office functions, maintenance, and security purposes.” 
 
RECOMMENDATION: 
It is recommended that the Planning and Zoning Board recommend approval of the 
project to the City Council, subject to the following conditions.  The recommendation is 
contingent upon everything working out related to disconnecting from Northwest Rural 
Water, and connecting to City water, to the satisfaction of both the City and property 
owner.  If that is not the case, the application may be revisited by the City Council.   
 

1. The property owner is authorized to commence construction on any 
component of the project that has obtained all necessary construction permits 
(e.g. WY DEQ, plumbing permit), provided, any work completed before all 
agreements, permits, and authorizations related to the project are obtained, is 
entirely at the property owner’s risk.   

2. The entire property is to be served with City of Cody domestic water (includes 
existing campground, expansion area, manager’s residence, and any future 
projects). 

3. The cost of disconnecting the NWRWD services will be the responsibility of the 
property owner.  Coordinate disconnection with NWRWD. 

4. Coordinate timing of activating the new City water service, so that the City can 
provide the 60-day notice to terminate the existing NWRWD agreement. 

5. Verify domestic water service line and meter size.  Applicable utility fees will be 
collected before City water is activated. 

6. Move the transformer to a more central location, as agreeable to the electric 
division.  Update the electrical plan for electric division review prior to 
installation of electrical system. 
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7. Lighting other than the RV pedestals is authorized, provided it is full cutoff and 
modest in intensity.  It is recommended that any exterior lighting not exceed 
4,000 Kelvin in color. 

8. The access drive at the north end of the westernmost row must be redesigned 
to provide a minimum 20-foot inside radius and a 34-foot outside radius. 

9. Update the stormwater calculations to reflect the gravel surfacing and concrete 
patios.  Modify the size of the stormwater swale accordingly, and provide a 
dissipation facility for the overflow to minimize erosion and avoid point 
discharging to the property below. 

10. Upon completion of the storm water facilities, they must be inspected and 
certified by the applicant’s engineer that they were completed according to 
approved plans. 

11. Comply with the PUD plan for screening (p. 5-6 of PUD Plan) by either planting 
a vegetative barrier where fence is lacking along the north end, or extend the 
6-foot privacy fence to the east property line. 

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

13. (Public Works still needs to confirm the adequacy of the sewer lift station 
components.  Verify no issues.) 

 
ATTACHMENTS: 
Site and utility plans. 
 
H:\PLANNING DEPARTMENT\FILE REVIEWS\PUD\2021\KOA EXPANSION\STAFF RPT TO PC KOA EXPANSION.DOCX 
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CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: MARCH 9, 2021 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL:  
SUBJECT: PRELIMINARY PLAT OF THE MUSSER-

BEACON HILL COMMERCIAL 
SUBDIVISION.   SUB 2021-02 

   RECOMMENDATION TO COUNCIL: X 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT OVERVIEW 
Harold Musser has submitted a preliminary plat 
application for a 6-lot subdivision located on the 
west side of Beacon Hill Road, north of Sheridan 
Avenue.  The zoning of the property is Open 
Business/Light Industrial (D-3).  The property is 
currently vacant.  The preliminary plat drawing is 
attached. 
 
SUBDIVISION REGULATIONS 
The subdivision ordinance requirements are as 
follows.  Staff comments follow each 
requirement.  When a variance from the 
standard is involved, it is noted. 
 
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: Access for Lots 5 and 6 will be from a shared, 50-foot-wide easement.  The 
subdivision ordinance does not clearly trigger street improvements for shared access 
easements, when the lot frontages and widths are at least 50 feet, as is the case here.  
Therefore, it is staff’s intent to treat the easement as a shared approach, and not a full 
street.  It is noted that the parking ordinance will trigger a paved approach area off of  
Beacon Hill Road at the time of any building permit on the lots.    
 
B. Conform to Master Street Plan: All streets shall conform to the city master street plan 
for size and approximate alignment. 
Comment:  Both Sheridan Avenue and Beacon Hill Road have sufficient right-of-way to 
accommodate the master plan streets identified for those corridors.  However, the 
streets currently lack the asphalt width, curb and gutter, sidewalk, and streetlights 
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identified for the corridors.  As will be noted in “Q” below, a waiver for construction of 
the frontage improvements is proposed. 
 
Items “C” through “O” relate to standards for new streets, which 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… Alleys 
shall be constructed with a minimum of six inches (6") of crushed aggregate base 
course for the finished surface. The specification for the gradation of the crushed 
aggregate base course may be obtained from the city engineer. 
Comment:  There is an existing alley on the west side of Lots 2, 3 and a portion of Lot 
4, that ties into 38th Street at each end.  This subdivision uses that land for utilities, but 
it is not the intent that the alley be utilized by these commercial lots for access.  The 
proposed lots are large enough that dumpster garbage collection can occur within the 
commercial lots themselves.  The alley was provided and constructed for the residential 
subdivision.  A variance to the alley requirement is requested and supported by staff. 
 
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, zoning and adjustment 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:  A waiver to the frontage improvements was granted with the Beacon Hill 
Minor Subdivision that created the southern portion of this subdivision.  The situation is 
still the same, and a waiver for both lots is recommended.  The language about 
agreeing to participate in a future improvement district for Beacon Hill Road (Lots 2-6) 
and Sheridan Avenue (Lot 1) needs to be included on the final plat. 
 
R. Street Cross Section: The minimum typical street cross section for each type of street 
shall be as shown on the master street plan. Details of the city standards for typical 
paving, curb, gutter, sidewalk, alley aprons and valley gutter sections may be obtained 
from the city engineer. 
Comment: See “Q” above. 
 
S. Valley Gutters: The use of valley gutters in areas where storm sewer facilities exist or 
are proposed will be discouraged. 
Comment:  Not applicable. 
 
T. Drainage: The area to be subdivided shall be designed to provide proper and 
sufficient drainage. Runoff and storm sewer systems shall be designed to adequately 
drain the subdivision and adjacent area that will drain into the subdivision. All 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=11-5-2


SUB 2021-02, Musser-Beacon Hill Commercial Subd. 
Page 3 of 8 
 
stormwater systems shall be designed to achieve zero increase in runoff and shall be in 
compliance with the city stormwater management policy, as amended. They shall be 
designed and constructed to allow runoff and stormwater to flow by gravity from the 
subdivision to an adequate outlet. When an existing storm sewer trunk line is available, 
the proposed system shall be designed to connect to it. When an existing storm sewer 
trunk line is not available, a drainage plan must be developed that is acceptable to the 
city.  
Comment:  As there are no streets proposed, all stormwater retention will be addressed 
at the time of site development, and will be reviewed through the site plan process.  
There is no City stormwater system in the area. 
 
U. Lot Requirements: All lots within a proposed subdivision will meet the following 
requirements: 

1. Lots shall be sized to meet the requirements of the appropriate zoning.  
Comment:  The D-3 zone does not have any minimum width or other dimensional lot 
requirements. 
 

2. Every lot shall abut upon or have access to an approved street or an approved 
cul-de-sac.  
Comment.  All lots have at least 50 feet of frontage on a public street. 
 

3. Side lot lines shall be at approximate right angles to the street line on which 
the lot faces.  
Comment:  Met. 
 

4. Strip lots established with the intent of restricting access to streets or alleys 
will be prohibited. 
Comment: Met. 
 
V. Blocks: Blocks shall be at least three hundred feet (300') long, normally, not to 
exceed six hundred sixty feet (660') long. All blocks shall normally be of sufficient width 
to allow for two (2) tiers of lots of approximately equal width and an alley. 
Comment:  This standard is appropriate for residential development, but not large-lot 
commercial.  A variance to the standard is recommended. 
 
Section 11-5-1, DEVELOPMENT AND IMPROVEMENT also includes standards for 
construction.  Most of those items are simply verified in the construction plans and/or 
as part of the final plat review.  Those that warrant discussion at this point are noted 
below. 
 
I. Fire Hydrants: Fire hydrants shall be installed at intervals not to exceed five 
hundred feet (500') between hydrants and provided with standard hose connections as 
specified by the fire department. 
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Comment:  There are hydrants along the north end of Lots 5 and 6 and at the south 
end of the alley on Lot 2.  The hydrant spacing and coverage does not meet this 
requirement.  The fire marshal has indicated that an additional hydrant appears to be 
needed.  The applicant needs to discuss options for hydrant location and placement 
with the fire marshal and add it to the plans as needed.  As the neighboring developer 
has plans to pave the alley this spring, which alley is over the water main, if installation 
of the new hydrant needs to come off of that line, it would ideally occur before the alley 
is paved. 
 
J.   Open Drains, Irrigation Ditches: All open drains and irrigation ditches shall be buried 
or, if possible, eliminated. 
Comment: None. 
 
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. Written agreements between the subdivider and each 
utility company, copies of which will be presented to the city with the construction 
specifications, shall be drawn up stating who will install the utilities and how the costs 
for their installation shall be covered. … It will be the developer's responsibility to 
ensure that all utilities necessary or reasonably expected are placed within the proposed 
subdivision. 
Comment:  The applicant coordinated utility installation with Kip Thiel’s development, 
per the Beacon Hill Minor Subdivision agreement, and sewer, domestic water, and 
power are available to each of the proposed lots.  (Lots 5 and 6 do not have water and 
sewer stub outs, but the mains are accessible for taps when needed.)   
 
Telecommunication access appears available, but needs to be verified.  Natural gas 
access has yet to designed.  Any outstanding utility planning (natural gas, other?) will 
need to be provided with the final plat application. 
 
L.   Other Improvements: Any other improvements, such as bridges, culverts, etc., not 
specifically mentioned herein but found necessary by the city due to conditions found 
on the site shall be constructed. 
Comment:  None. 
 
N. Public Use Areas: There shall be conveyed to the city an area or areas of land or the 
cash equivalent thereof, on the basis of one acre per fifty (50) prospective dwelling 
units, to provide for parks, fire stations, recreational areas and other public uses. This 
requirement shall be in addition to lands dedicated for streets and alleys. Prospective 
commercial development densities shall be determined by developers with approval 
from the planning and zoning board. Minor subdivisions shall be exempt from this 
requirement. The dedication of land or cash in lieu of land shall be at the sole discretion 
of the city council, with recommendation from the planning and zoning board and the 
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parks and recreation department. If subsequent rezoning or resubdivision would result 
in a higher number of prospective dwelling units, additional land or cash equivalent 
shall be conveyed to the city. If the city council elects to require cash in lieu of land, the 
amount thereof shall be the fair market value of the land. If the city and the subdivider 
cannot agree on that value, each shall designate an appraiser and the two (2) 
appraisers so selected shall arrive at a recommended market value, which shall be 
binding upon the parties. This open space requirement shall be waived if the proposed 
subdivision is located in an area that has been previously subdivided and the above 
requirement was satisfied at that time. 
 
Comment:  If residential development occurs on the property, it can be calculated at 
that time.  A delay in the requirement, to whenever a residential building permit is 
submitted (if ever) is recommended. 
 
OTHER: 
1. Irrigation Water:  The applicant apparently desires to retain the surface water rights.  
That triggers a water distribution plan to be provided and approved by the irrigation 
district. 
 
2. Vacation of Irrigation and Drainage Easements:  
The preliminary plat indicates the desire to vacate unused irrigation and drainage 
easements, and has necessary “Consent to Vacate” language and signature lines from 
the affected lot owners.  The irrigation easements are now unnecessary that the School 
District and Kip Thiel have signed an agreement to transfer the surface water rights to 
the City (no longer going to use Cody Canal water).  The drainage easement was a 
requirement of Cody Canal, based on the prior irrigation distribution plan.  Verification 
that they consent to the vacation of the drainage easement will need to be provided. 
 
3.  Utility easement at west end of Lot 6:  Kip Thiel’s subdivision to the south proposes 
to vacate a utility easement, which easement would be replaced with the “Proposed 25’ 
utility easement shown in the southwest portion of Lot 6.  However, in order for that 
easement to be vacated, the “Proposed 25’ utility easement” needs to extend all the 
way to the west property line of Lot 6.  Either extend the easement to the west 
property line, or coordinate an alternative solution with Mr. Thiel and Public Works.   
 
4. Easements of Record:  The application did not clearly contain a title report or claim 
to have conducted a title search.  A lot of easements have been established, relocated, 
or moved on these properties.  The final plat application will need to include a title 
report/search results. 
 
5.  Plat corrections/edits:  There are a number of corrections needed to the preliminary 
plat, and which will need to be carried forward to the final plat.  They include: 

a) Add the legal description. 
b) Add a scale bar and north arrow. 
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c) Add language about the easement vacations to the Certificate of Owner. 
d) Add the future road improvement district language to the Certificate of Owner. 
e) Under “Land Use”, change “residential” to “vacant”, and note the current zoning 

as D-3. 
f) Correct the name of the subdivision in the P&Z approval block and recording 

block. 
g) Add the City Council approval block. 
h) In the “Consent to Vacate” blocks, clarify that Lot 2 is referring to Lot 2 of the 

Beacon Hill Minor Subdivision (not Lot 2 of this subdivision). 
i) Expand the 25’ utility easement to 40’ along the north side of the main body of 

Lot 6, by shifting its north line to the north property line. (Current 15’ easement 
that was excluded only clearly includes electric, yet the easement contains other 
utilities as well.) 

j) Dimension the lengths of the proposed 20’ and 25’ easements in the southwest 
portion of Lot 6. 

k) Add “-1” to the Tract F and Tract C labels, to reflect numbering from the prior 
boundary line adjustment. 

l) Label the adjacent “The Landing” subdivision. 
m) Remove “50.00” from the access & utility easement north of Lot 5.  Label the 

access portion of that easement as specifically for Lots 5 and 6.  The owner may 
want to add a note about Lots 5 and 6 sharing maintenance responsibilities for 
all portions of the access easement that is shared. 

n) Add the lines/plans for natural gas. 
o) Add survey symbols to the property corners that lack them, and update the 

legend as needed (some should be brass caps). 
p) Add missing bearings, distances, and record bearings/distances as needed. 

(Bearing on SE side of Lot 1, west side of Lot 5, etc.) 
q) Add “& Irrigation” to the 30’ easement note on Lot 4. 
r) Correct spelling of “easement” at the SW and SE corners of Lot 3. 
s) Is the flowline easement shown SE of Lot 2 still there? (If not, remove.) 
t) Remove “East” from the Sheridan Avenue label. 
u) Add “of the Beacon Hill Minor Subdivision” to the Note on Lot 1. 

VARIANCES: 
The variances noted are to be reviewed under the following standard of 11-5-2(B): 
 
If during the approval process of a proposed subdivision it can be shown that strict 
compliance with the requirements of this title will result in extraordinary hardship to the 
subdivider due to unusual topography or other similar land conditions, or where the 
subdivider can show that variances will make a greater contribution to the intent and 
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purpose of this title, the commission and council may, upon written request and proper 
justification, grant a variance to this title so that substantial justice may be done and 
the public interest secured; provided, that any such variance will not have the effect of 
nullifying the intent and purpose of this title. 
 
Staff would recommend that the Board find that the variances noted in the section 
below be found to alleviate the “extraordinary hardship” that would result if they were 
not granted, and that the variances are in line with the intent and purpose of the 
subdivision ordinance. 
 
POTENTIAL MOTION: 
Recommend that the City Council approve the preliminary plat and the following 
variances, subject to the listed conditions: 
 
Subdivision Variances: 

1. Variance to the alley requirement. 
2. Variance to the block length requirement. 

Conditions: 
1. As a condition of waiving the frontage improvement requirements, the lots owners 

agree to participate proportionately in any road improvement district designed to 
construct Beacon Hill Road or Sheridan Avenue to City standards, including 
widening, curb and gutter, sidewalk, and streetlights.  The final plat will need to 
include a note to this effect pursuant to 11-4-2(Q). 

2. Access for Lots 2 and 3 is limited to the 50’ by 50’ access easement.  Access for Lots 
5 and 6 is limited to the access easement north of Lot 5.  The existing approach in 
the middle of Lot 5 shall be removed prior to development of Lot 5.  Add a note to 
the final plat indicting these restrictions.  

3. The Public Use Area requirement is delayed until such time, if ever, that residential 
development is proposed, and shall be in the form of cash-in-lieu.  Calculations shall 
be made for the lot proposed for residential development, based on the land value 
and City code requirements then in effect.  

4. With the final plat application, provide an irrigation water distribution plan and 
approval of the plan by the irrigation district. 

5. With the final plat, provide verification from Cody Canal that they consent to the 
vacation of the drainage easement will need to be provided. 

6. Either extend the “Proposed 25’ utility easement” all the way to the west property 
line of Lot 6, or coordinate an alternative solution with Mr. Thiel and Public Works. 

7. Develop a plan for installation of the additional hydrant with the fire marshal.  
Submit the agreed upon plan with the final plat application.  The hydrant must be 
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installed prior to development of Lot 4, and ideally it would occur before the alley is 
paved. 

8. Make the corrections to the preliminary plat noted in the staff report, and carry 
them forward to the final plat. 

9. The final plat application and construction documents shall otherwise comply with 
the City subdivision ordinance. 

ATTACHMENTS: 
Preliminary Plat 
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CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: MARCH 9, 2021 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL: X 
SUBJECT: DOWNTOWN ARCHITECTURAL REVIEW: 

CLEARWATER PROPERTIES AWNING 
AND SIGNS. SPR 2021-08 

   RECOMMENDATION TO 
   COUNCIL: 

 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT DESCRIPTION: 
Clearwater Properties has submitted an application to 
install a new awning and awning signs at their new 
location at 1349 Sheridan Avenue.  The proposal is to 
install an ocean blue Sunbrella (fabric) awning, 
measuring 13 ½ feet wide, 5 feet tall, and 4 feet deep.  
The lower 12” on the front would be a ridged valance. 
 
The following logos (or similar) 
would be printed on the sloped 
portion of the awning, and 
“RECREATIONAL ⋅ RANCH & 
LAND ⋅ RESIDENTIAL  REAL 
ESTATE” would be printed on the 
valance.  The proposal is depicted 
visually below.  
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REVIEW CRITERIA: 
Pursuant to 10-10B-4 of the City of Cody Code, all structures within the zoning district 
are to be architecturally compatible and architectural plans are to be submitted to the 
planning and zoning commission for approval. 
 
Pursuant to Subsection B of 9-2-2, within the Downtown Architectural District, “The 
planning, zoning and adjustment board shall examine and evaluate applications and 
plans involved in building and sign permits insofar as they pertain to the exterior of 
commercial buildings within the downtown district as herein described and shall make 
recommendations and suggestions to the applicants, property owners or occupants. 
 
STAFF COMMENTS: 
Architecture: 
Awnings are a typical 
feature on buildings 
along main street, and 
the proposed awning 
is a typical style.  
While staff finds the 
proposal difficult to 
fully visualize, there 
are other blue fabric 
awnings on main 
street. The lower 
photo shows the 
surrounding area.     
 
Signage and lighting: 
The signs total are 
about 14.26 square 
feet in size, well below 
the 50 square feet 
allowed. 
 
WYDOT permitting 
and sidewalk clearance: 
As the awing extends over the WYDOT right-of-way an encroachment permit from 
WYDOT is required.  The applicant and city staff are working with WYDOT on that 
process.  The standard for clearance above a State Highway sidewalk is 10 feet.  The 
applicant’s drawing represents an awning clearance of 8 feet.  With the exception of the 
awning to the immediate right of this proposal, which has 8 feet of clearance, all other 
awnings on this block are at 9 feet.  City staff supports a 9-foot clearance for this 
project.  If the Board agrees, please voice that opinion so that it can be shared with 
WYDOT for their “variance” process. 
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ALTERNATIVES: 
Approve or deny the proposal, with or without changes. 
 
RECOMMENDATION: 
Approve the project as proposed, sharing any recommendations on the project.  The 
clearance will need to meet what WYDOT requires.  A building permit is needed. 
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CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: MARCH 9, 2021 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL: X 
SUBJECT: PUBLIC HEARING AND SPECIAL 

EXEMPTION REQUEST TO REDUCE 
THE REQUIRED NUMBER OF ON-SITE 
PARKING SPACES, 1732 SHERIDAN 
AVENUE.  SUP 2021-02 

   RECOMMENDATION TO COUNCIL:  

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT DESCRIPTION: 
Point Architects, representing Brian & 
Jennifer Walker of Cody Craft Brewing, has 
submitted a special exemption application 
pertaining to parking at 1732 Sheridan 
Avenue.  They building was most recently 
used for a mix of retail and service stores.  
The proposal is to utilize the entire building 
for a craft brewery and tap room. 
 
As the land use of the property is changing, 
it triggers compliance with the current 
parking standards of the City (City code 10-
16-3).  Regardless of the method used to 
calculate how much parking is required, 
which will be discussed below, the property 
does not have that many on-site parking spaces available.  The special exemption 
request is to allow 22 on-site parking spaces to be considered adequate for the 
proposal. 
 
The subject property is 21,000 square feet in size (0.48 acres) and zoned General 
Business (D-2).  The existing building is 8,328 square feet in size, per the County 
assessor records. 
 
The public hearing for the exemption request was advertised as required by mail to 
neighboring properties within 140 feet on February 19, 2021; and by publication in the 
newspaper on February 23, 2021. 
     
REVIEW CRITERIA: 
Pursuant to Section 10-14-2(B)(1)(d) of the City of Cody Code, the Planning and Zoning 
Board may consider special exemptions to parking requirements.  The standards for 
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approval of a special exemption are listed later in this report, with staff comments 
provided.  Before reviewing the standards, staff will provide an analysis of the parking 
situation and ordinance requirements. 
 
The parking ordinance states, “The minimum number of parking spaces required for a 
use shall be according to Table 1 of this section, unless the planning and zoning board 
authorizes otherwise based on reliable data, such as parking data from a highly 
comparable facility or a parking demand study prepared by a qualified parking 
consultant or engineer, which justifies use of a different parking ratio.”  The ratios in 
Table 1 were generally obtained from a publication from the Institute of Transportation 
Engineers, Parking Generation, 4th edition.  Table 1 specifies that for bars or lounges, 
17.3 spaces per 1,000 square feet, or 0.3 spaces per fixed seat where easting is fixed is 
the recommended ratio.  Indoor and outdoor seating aeras are counted.  At 8,323 
square feet, that would mean 144 parking spaces required for the existing building, and 
another 13 spaces for the proposed covered outdoor seating, for a total of 157 parking 
spaces.  Staff believes that number to be excessive.  The ratio seems to work well for 
small fast-food restaurants, but not larger eating/bar facilities. 
 
The applicant claims in their narrative an occupancy of 100 seats at the facility, and 
that by using the ratio of 0.3 spaces per fixed seat, only 30 parking spaces would be 
required by the ordinance.  However, this ratio is only applicable to fixed seating, where 
tables and chairs do not move.  It is also based on the assumption (although not noted 
in the code) that the maximum number of seats that the area can accommodate is 
being provided.  The proposed seating of the facility is shown below. (Larger attached). 
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It needs to be pointed out that the 100 seats shown are much, much less than the 
capacity of the building.  For example, the central bar area and the bar area in front of 
the brewery area only show 10 seats.  However, using a realistic spacing of 30” (center 
to center) for the bar areas, they would have a capacity of 33 seats.  The tables also 
show extra spacious seating.  Seating charts used in the restaurant industry are 
generally broken into “family dining” which provides a comfortable 30” spacing on 
center, and quick turnover (think fast food) which provide a 24” spacing on center.  
Using the “family dining” spacing for the tables reveals that the 9-foot-long tables to 
the left of the main bar actually can each seat 10, not the six shown.  The smaller 
indoor tables can generally accommodate two seats more at each table than shown.  
The claimed seating capacity also does not include the party room, which would have a 
capacity of 39 persons based on one person per 15 square feet.  Employees are also 
not considered in that ratio.  For these reasons, staff is not comfortable accepting the 
claim that only 30 parking spaces would be required for this facility.   
 
For purposes of advertising the public hearing, it was 
identified that the seating capacity of the facility was 
around 171 persons (99 at tables, 33 at bars, and 39 
in the party room).  Those numbers represent using 
the seats shown at the tables on the plan, the 30” 
spacing at the bars, and the 39 persons in the party 
room. The number of parking spaces required as 
purposely not identified in the notice, due to the 
large discrepancy in calculations. 
 
If the 0.3 parking spaces per seat were applied to 
171 seats, it would mean 51 spaces would be 
needed.  22 spaces are proposed to be provided. 
 
Also note that the proposal expands the capacity 
beyond the historical use areas by utilizing what was 
once the entry vestibule for active use, and adding 
outdoor seating to each side of the 
vestibule. 
 
No special exemption shall be approved 
unless the planning and zoning board finds: 
 
a. The special exemption will not produce 

an undesirable change in the character 
of the neighborhood or a detriment to 
nearby properties; 
 



Staff Comment:  The Board has historically considered neighbor comment as one of 
the primary methods for determining the extent of any undesirable change to the 
character of the neighborhood.  Twelve neighboring property owners were notified 
of the proposal.  As of the time of this staff report, we have received four responses 
of “no objection”, four responses indicating “objection”, and one expressing neither 
but noting a concern about availability of parking during their busy time (tax 
season).  Please review the comments, all of which are attached. 
 
The map of the responses is included 
here, with pink indicating “objection”, 
green “no objection”, and white no 
response.  Due to mail delays, additional 
responses are likely to still be received. 
 
The objections include statements that 
there is already a shortage of on-street 
parking in this area, that the proposal 
would create additional parking 
problems, that utilizing on-street parking 
for the facility would further create 
pedestrian and vehicle conflicts due to 
lack of established crossings (everybody 
would jaywalk). 
 
One of the comments notes a rumor that food trucks will be placed on the property.  
Historically, the City has only allowed mobile vendors (food trucks) on properties 
that have excess parking capacity.  That is not the case here.  If food trucks are 
proposed on the property, they would likely be open to customers independent of 
the tap room, which would further increase parking demand.  That issue should be 
clarified with the applicant by the Board. 
 

b. The special exemption is designed to be compatible with adjacent land uses and the 
area or neighborhood; 

 
Staff Comment:  See “a” above. 
 

c. The special exemption is the minimum deviation from the specifications of the 
zoning ordinance necessary and adequate for the proposed activity, structure or 
use; 

 
 Staff Comment:  The application does not fully address this point.  The Board can 

ask the applicant for their reasoning. 
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 It is noted that the parking lot could be modified to add another space, by reducing 

the width of the 45-foot-wide entrance down to around 30 feet.  That would allow 
another space to be provided and allow some of the existing spaces to be widened 
out to provide easier maneuvering.  The curb cut would need to be replaced with 
standard curb. 

 
 Staff is also not convinced that all other alternatives have been exhausted.  It is 

staff understanding that originally the facility was planning to use the Pinnacle Bank 
parking lot, but apparently their Board said no.  While we do not know the details of 
the discussion, if the applicant didn’t bring their checkbook, why would the bank 
have an incentive to say “yes”? 

 
 Due to the overall situation, it is recommended that the Board ask the applicant the 

details of any negotiation with Pinnacle Bank for a shared parking agreement.  At 
this point, it appears to be perhaps the only viable solution, without entirely 
changing the proposal.  No other large parking facilities are in the area. 

 
d. The benefit sought by the applicant cannot be achieved by some other method, 

feasible for the applicant to pursue other than a special exemption; 
 
 Staff Comment:  If the special exemption is not granted, then the building layout 

and use cannot occur as proposed.  There would need to be physical reductions in 
the capacity, which could have the effect of making the business plan infeasible. 

 
e. Adequate services and infrastructure are or will be available to serve the proposed 

activity, structure or use; 
 
 Staff Comment:  All utility services are in place and the city has sufficient capacity to 

serve the additional utility demands. 
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 The existing parking facility encroaches into 

the Sheridan Avenue right-of-way, and in 
doing so, precludes pedestrians from having 
a clear walkway/sidewalk along this property 
frontage.  Properties to each side, all down 
the block have sidewalk or walking areas 
behind the sidewalk.  To correct this, 
regardless if the special exemption is 
granted, the parking blocks along Sheridan 
Avenue should be required to be move back.  
Six feet between the back of curb and the 
parking block would be adequate.  As the 
parking lot is 74 feet deep, and only 64 feet 
is required to meet minimum parking stall 
and backup dimensions, there is room for 
the parking blocks to be moved and the 
walking path provided. 

 
 There will be significant pedestrian activity to and from the facility, and appropriate 

pedestrian facilities need to be provided.     
 
f. The special exemption is consistent with the goals, policies and future land use map 

of the master plan. 
 
 Staff Comment:  The only policy that is applicable is Principle 15.1.A, Parking 

Requirements, which states: 
  “Analyze and consider areas where on-street parking could be permitted to count 

toward required parking.” 
 
ALTERNATIVES: 
Approve, deny or approve with conditions. 
 
ATTACHMENTS: 
Submittal letter, application materials, and neighbor responses. 
 
RECOMMENDATION: 
The applicant needs to demonstrate that they have exhausted the alternative of 
obtaining an agreement to utilize all or a portion of the Pinnacle Bank parking lot 
(approximately 55 spaces).  If it is demonstrated that obtaining an agreement is not 
feasible, the applicant and Board can negotiate an appropriate seating capacity for the 
facility based on what parking spaces will be available.  Staff is not opposed to allowing 
the six on-street parking spaces along the property frontage to be counted towards the 
amount provided.  Reconfiguring the parking lot to provide the maximum possible 
would also be an appropriate condition. 



SUP 2021-02 Cody Craft Brewery 
Page 7 of 7 
 
 
If the Board determines that the capacity of the facility needs to be limited, please 
provide direction and continue the matter to a future meeting to allow the appliciant to 
provide an updated seating/floor plan.  Staff believes that the facility must be self-
limiting in capacity, as enforcement would be very difficult otherwise. 
 
If the Planning and Zoning Board desires to approve the request they need to make the 
following or similar findings, and specify any conditions of approval. 
(Draft, subject to information received at public hearing.) 

1. That proper notice of the special exemption 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 may grant special exemptions that are 
reasonable and harmless deviations from the zoning ordinance as determined by 
the standards outlined in Section 10-14-2, City of Cody Code. 

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

4. That the points identified in the staff report and at the Board meeting are 
adequate to set forth the reasoning why the criteria of 10-14-2(C)(2) are met. 
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ENLARGE CHASE

REUSED DOOR

REUSED COUNTER &
OVERHEAD CABINETS

HIDE COLUMN IN WALL OR
FUR OUT AS NEEDED

ROOF LIMITS ABOVE

ROOF LIMITS ABOVE
INSTALL NEW OVERHEAD

SUN SHADE AT PATIO
INSTALL NEW OVERHEAD
SUN SHADE AT PATIO

NEW 1/2 WALL WITH CUSTOM DIVISION
WALL ABOVE. INFILL WITH ACUSTICAL
PANEL SEE INTERIOR ELEVATION A8.0

 CUSTOM MERCHANDISE
DISPLAY WALL SEE X/A9.0

CUSTOM BUILT-IN SHELVES
FOR GLASSWARE

KEG FRIDGE & DOORS PER
MANUFACTUREER

HIDE COLUMN IN
WALL OR FUR OUT AS
NEEDED

BREWERY VIEWING
BAR TOP 42" A.F.F.

EXISTING DOOR

ADJUSTABLE WALL MOUNT TV'S

INSTALL NEW DROP CEILING
@ 9'-0" A.F.F. SEE 2/A4.0

HOSE BIB

INSTALL NEW CLERESTORY
WINDOWS @ 7'-0" A.F.F. OR AT
CMU JOINT AT T.O. DOOR

CUSTOM SCREEN SEE
SECTION 1/A4.0

CUSTOM SCREEN SEE
SECTION 1/A4.0

INSTALL NEW DROP CEILING
@ 9'-0" A.F.F. SEE 2/A4.0

CUSTOM SCREEN SEE
SECTION 1/A4.0

INSTALL NEW MIRRORS

NEW OVERHEAD 2x FRAMED WALL ATTACHED
TO EXISTING EXTERIOR SEE SOUTH

ELEVATION A3.0

VERIFY LOCATION OF STRUCTURE

STORAGE & SHELVES

KEG FRIDGE
FINISHED

CONCRETE FLOOR

EXISTING
BATHROOM

EXISTING
FLOORING TO

REMAIN

FIXED SEATING ENTRY
FINISHED CONCRETE

COVERED OUTDOOR SEATING
COVERED OUTDOOR SEATING

BREW SPACE
FINISHED CONCRETE

JEN & BRIAN'S
OFFICE

EXISTING FLOORING TO
REMAIN

DRY GOOD STORAGE

PARTY ROOM
FINISHED CONCRETE

WOMEN'S
FINISHED

CONCRETE
EXISTING

MECHANICAL
EXISTING FLOOR

BAR AREA
FINISHED CONCRETE

COOLERS

WORK BENCH
KE

G 
W

AS
HE

R

FUTURE
TANK

FUTURE
TANK

EMPLOYEE & DELIVERY
ENTRANCE

FINISHED CONCRETE

MEN'S
FINISHED

CONCRETE

JANITOR
FINISHED

CONCRETE

EMPLOYEE
BREAKROOM

EXISTING FLOOR TO
REMAIN

BREWER'S OFFICE
EXISTING FLOORING TO

REMAIN

20 HLT 7 MT7 BK

7 FV 7 FV 7 FV 7 FV

7 BT7 BT 7 BT 7 BT

STORAGE & RECEIVING
FINISHED CONCRETE

STORAGE
FINISHED

CONCRETE

STORAGE & RECEIVING
EXISTING FLOOR TO REMAIN

FIXED SEATING AREA
FINISHED CONCRETE

FIXED SEATING AREA
FINISHED CONCRETE

HWH

OVERHEAD GLYCOL LINE

DRY GOOD STORAGE

STORAGE

D D

B B

A A

1

1

2

2

C C

4'-
1"

19
'-1

1"

2

3

4

1 IE-01
A9.0

OVERHEAD GLYCOL HEADER RUN
ABOVE DROP CEILING

CUSTOM BAR TOP 42" A.F.F.

INSTALL NEW OVERHEAD
DOOR

CUSTOM HANDICAP
BAR TOP 32" A.F.F.

CUSTOM HANDICAP
BAR TOP 32" A.F.F.

NEW CUSTOM SIGN OR
WALL MURAL

NEW CUSTOM SIGN OR
WALL MURAL

ROOF LIMITS ABOVE

REUSED COUNTER &
DROP IN NEW SINKS

REUSED COUNTER &
DROP IN NEW SINKS

INSTALL NEW CLERESTORY
WINDOWS @ 7'-0" A.F.F. OR AT
CMU JOINT AT T.O. DOOR

HOSE BIB

RE
GI

ST
ER

TOOLS

GRAIN
MILL

P
E
R
M
I
T
 S
E
T

F I X E D   S E A T I N G   P L A N
1/4" = 1'-0" A2.2
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