
CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

TUESDAY, November 8, 2022 
REGULAR MEETING 

CITY HALL COUNCIL CHAMBERS @ 12:00 P.M. 
 

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

 
3. Pledge of Allegiance 

 
4. Approval of Agenda for the November 8, 2022 Regular Meeting. 

 
5. Approval of Minutes from the October 25, 2022 Special meeting. 
 
6. New Business: 

 
A. Site Plan Review: CertainTeed Gypsum Crushing and Shipping Facility, located at 

88 Road 2AB. 
 

7. P & Z Board Matters:  
 

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 Special Meeting  
October 25, 2022 

 
A Special meeting of the City of Cody Planning, Zoning and Adjustment Board was held in the 
Council Chambers of City Hall in Cody, Wyoming on Wednesday, October 25, 2022 at 7:00 pm.  
 
Carson Rowley called the meeting to order at 7:10 pm, followed by the pledge of allegiance.  
 
Present: Carson Rowley; Matt Moss; Scott Richard; Ian Morrison; City Attorney Sandee Kitchen; Council 
Liaison Andy Quick; City Planner Todd Stowell; GIS Analyst Utana Dye 
 
Absent: Karinthia Herweyer; Andrew Murry; Cayde O’Brien 
 
Ian Morrison moved to approve the agenda for the October 25, 2022, seconded by Scott Richard.  Vote on the 
motion was unanimous, motion passed. 
 
Scott Richard moved to approve the minutes from the October 12, 2022 special meeting, seconded by Matt 
Moss. Vote on the motion was unanimous, motion passed. 
 
Public Hearing was opened at 7:12 pm. 
No public were present at the public meeting. 
Public Meeting was closed at 7:12 p.m. 
 
City Planner Todd Stowell reviewed the staff report on the proposed amendments to the Zoning 
Ordinance. The board and Mr. Stowell had a discussion on the comments he received via email. 
 
Ian Morrison made a motion, second by Scott Richard to move modify the proposed amendments to the 
short-term rental and bed and breakfast supplemental development standards in Chapter 8 reflect a 
consistent renewal date of May 1. Vote on the motion was unanimous, motion passed. 
 
Scott Richard made a motion, second by Ian Morrison to move to recommend that City council adopt the 
set of proposed zoning ordinance amendments as modified. Vote on the motion was unanimous, motion 
passed. 
 
P & Z Board Matters: Board Member renewals and new members application are now due.  Please get 
application from City Hall. 
 
Council Updates: None 
 
Staff Items: None 
 
Ian Morrison made a motion, seconded by Matt Moss to adjourn the meeting. Vote on the motion was 
unanimous. The meeting was adjourned at 7:24 p.m. 
 
  Utana Dye 

  GIS Analyst 
 



CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 
MEETING DATE: NOVEMBER 8, 2022 TYPE OF ACTION NEEDED 
AGENDA ITEM:     P&Z BOARD APPROVAL: X 
SUBJECT: SITE PLAN REVIEW: CERTAINTEED 

GYPSUM CRUSHING & SHIPPING 
FACILITY, 88 ROAD 2AB 
SPR 2022-24 

   RECOMMENDATION TO 
   COUNCIL: 

 

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT DESCRIPTION: 
CertainTeed Gypsum & 
Ceilings, a subsidiary of Saint 
Gobain, has submitted a site 
plan application to authorize 
gypsum crushing and shipping 
operations at 88 Road 2AB. 
The zoning ordinance 
classifies rock processing and 
shipping terminals as separate 
uses from the wallboard 
manufacturing use that 
historically occurred on the 
property. 
 
The property contains the 
buildings previously used for 
wallboard manufacturing and 
storage, as well as areas containing stockpile locations, a truck scale, and rail spur.  The 
proposed gypsum crushing and shipping operations will initially be conducted entirely 
outside of the buildings and utilize the stockpile locations, truck scale, and rail spur.  
Commencing in 2023, they plan to also utilize the mill located within the main building 
to produce finer gypsum products, such as gypsum powder. 
 
For a more complete description, please refer to the applicant’s narrative, site plans, 
and additional attached materials. 
 
REVIEW CRITERIA: 
The property is located within the Heavy Industrial zoning district, which permits “rock 
processing” and “railroad and freight terminals”, subject to compliance with applicable 
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standards.  Both uses are within the general category of “intensive industrial uses”.  
The Heavy Industrial zoning district specifies the following: 
 
10-10F-9: SITE PLAN REVIEW: 
As required by this Code, all new or expanded development in the Heavy Industrial 
Zoning District shall be subject to site plan review by the Planning, Zoning, and 
Adjustment Board prior to issuance of any building permit or establishment of such use. 
The board shall review the site plan for the following: 
   A.   Compliance with the specific provisions of this title. 
   B.   General site plan conditions and layout, including access and traffic flow (as 
related to public safety), commercial signage, parking, landscaping, lighting, site 
grading, stormwater facilities, and utilities. Consideration of adjacent uses shall be 
made in respect to the location of specific activities within the site, so as to reduce any 
potential conflicts from odors, dust, noise, vibration, glare, visual impacts, and 
stormwater runoff. 
   C.   Assurance of compliance with applicable State and Federal safety and 
environmental standards pertaining to hazardous materials. 
 
The board may specify conditions as necessary to ensure compliance with applicable 
standards. The issuance of a development permit shall be contingent upon the applicant 
receiving an affirmative vote from the majority of the board that the applicant has 
satisfied the above requirements. 
  
REGULATIONS: 
 
Building Height:  The heavy industrial zone allows buildings up to 100 feet tall.  No new 
buildings are proposed.  The portable rock crusher is well within the height limit.   
 
Yards and Buffers:  No buffer or visual screen is required, as there is no adjacent 
residential zoning. 
 
Development Standards: 
Uses conducted within this district shall comply with the following standards: 
 
A.   Compliance With State, Federal and Local Requirements: Evidence of compliance 

with applicable State, Federal, and Local permitting requirements shall be provided 
with all applications for new or expanded intensive industrial uses in the following 
manner. An outline of necessary State, Federal, and Local permits for the proposed 
use and the status of those applications shall be provided by the applicant for the 
Planning and Zoning Board site plan review outlined in section 10-10F-9 of this 
article. Potential permits will typically relate to air quality, stormwater, and 
hazardous waste storage and handling. All such required permits shall be obtained 
prior to issuance of a certificate of occupancy, or as otherwise directed by the 
Planning and Zoning Board. 
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STAFF COMMENT:  The applicant first contacted the City about their plans in response 
to a request from the WY DEQ Air Quality Division for local zoning verification related to 
an air quality discharge permit.  This zoning review constitutes the local review and 
authorization WY DEQ requires as part of their air quality discharge permit application.   
 
As gypsum crushing and handling results in dust impacts, mitigation is appropriate.  
The applicant indicates in his narrative that mitigation measures include maintaining the 
stockpile heights to within one foot of discharge belts of conveyors, installing wind 
shields on the ends of the discharge belts, dampening materials with water 
(summertime only due to freezing issues in winter); and stopping operations on high 
wind days. They also plan to purchase a water truck in 2023 to wet down their internal 
haul roads. 
 
Presently, they have a 3rd party business that does the trucking from the mine site to 
this property.  Beginning at the first of 2023, they will have their own trucks and 
drivers.  The new trucks will be fitted with tarp systems, whereas the current haul 
trucks do not have tarp systems.  The applicant has verbally indicated that they agree 
to typically use the tarp systems during transportation to minimize dust.  There may be 
a few instances where they are not used in very high wind situations, as the very high 
winds can destroy the tarp systems.  
 
The above mitigation measures reflect best practices to minimize dust in the crushing, 
transport, and loading processes. 
 
It is noted that rock crushing operations do not occur at the mine site because the mine 
site is on federal land and presently the applicant does not have the federal permits 
that would be necessary to conduct crushing operations at that location. 
 
Dust minimization from the future mill operations would be addressed by best practices 
and ensured through the WY DEQ Air Quality Permit.  WY DEQ Air Quality requires all of 
their permitted activities to use “best available control technology” (BACT). 
 
The applicant has also filed a Stormwater Pollution Prevention Plan (SWPPP) with WY 
DEQ Water Quality Division.  The plan notes that the on-site fuel tanks have the 
required secondary containment system, and that stormwater from this portion of the 
site is directed to the reclaimed open area (where the waste product pile used to be 
located).  It is further prevented from uncontrolled discharge by a berm system along 
the south portion of the property.  The berm system continues around the east end of 
the property, onto the adjacent Bureau of Reclamation property.    
 
Other than the air quality and stormwater permits, no other federal, state, or local 
permits (other than this site plan review) have been identified as necessary.  Other 
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existing features, such as the fuel tanks, have been permitted with previous projects on 
the site. 
 
B.   Emergency Response Plans: All intensive industrial uses shall submit emergency 

response plans to the Park County Fire Marshal for review and approval prior to 
receiving a certificate of occupancy and conducting such operations. 

 
Comment:  An emergency evacuation and response plan has been submitted and 
forwarded to the fire marshal.  No special considerations unique to the facility 
appear necessary (no hazardous materials other than fuel).  

 
C. The day-night average sound level (L dn), measured at the property line, shall not 

exceed fifty-five decibels (dB) where the adjacent property is zoned residential (AA, 
A, B, C, F-1, F-2, RR, and County R-H) or sixty-five decibels (dB) where the adjacent 
property is zoned commercial, industrial, or agricultural; provided, the Board may 
authorize a louder threshold when a sound easement is granted by the owner(s) of 
the property where the sound threshold would be exceeded.  The Board may require 
sound testing to verify compliance at the time a new or expanded use is established. 

Comment:  The current proposal has limited hours of operation, from approximately 
7:00 am to 4:00 pm.  As such, the 24-hour day-night average sound level is 
expected to be within the 65 dB limit.  If additional shifts are added, further analysis 
can occur. 
 

D. Landscaping and Screening.  New uses, and existing uses which expand in building 
size or outdoor use area by more than fifty percent, shall be provided with 
landscaping near the entrance to the property and/or building and along any 
collector or arterial street frontage, in the following manner… 
Comment:  The current project does not trigger the landscaping requirement. 
 

E. Height of open storage.  Storage of materials outside of buildings or containers shall 
be no higher than eight feet plus one foot in height for every additional two feet of 
setback from a property line. 
Comment:  The applicant has indicated the intent to comply with the height limit, 
and if current stockpiles are an accurate indicator of future conditions, the stockpiles 
appear to comply. 
 

F. When the use of the property is a wrecking yard or similar use that stockpiles scrap 
or junk materials, site-screening fences up to eight feet tall and/or additional 
landscaping sufficient to form a view-obscuring barrier shall be provided to screen 
those activities from major roads and residential areas. 
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Comment:  Not applicable.  The project does not involve the stockpile of scrap or 
junk materials.  
 
 

Storm Water/Grading: 
As noted in section “A”, stormwater is directed to reclaimed open areas for infiltration, 
where much if not all of the water is typically infiltrated.  The berm system provides 
additional retention capacity.   
 
Access/Traffic Flow: 
Access to the site will remain from GlasRock Way—a paved 24-foot-wide road.  Internal 
traffic flow is also already established and functioning well—see site plan. 
  
Parking: 
The existing parking area has plenty of capacity and a suitable gravel surface.  There 
are currently 10 employees on a single shift.  Capacity of the parking lot is somewhere 
around 60 spaces, so parking capacity is not an issue.  
 
Lighting: 
No modifications to the exterior lighting are proposed as part of the immediate project.  
Staff has mentioned to the applicant that many of the exterior lighting fixtures are of a 
style and/or orientation that create glare impacts.  Many, but less than half, are old 
sodium-pressure lights that are oriented at 90 degrees.  The others are LED fixtures, 
but “old style” in that they do not have directional diodes and are not cut-off style.  
Those LED fixtures are oriented at about 45 degrees. 
 
Staff does not interpret that the current application triggers immediate replacement or 
modifications of the light fixtures, as the existing fixtures appear to predate current 
lighting regulations, and no new light fixtures are being added.  However, as the 
fixtures are replaced over time, they should be replaced with shielded or cut-off-style 
fixtures, so that glare impacts are minimized.  In the meantime, if those light fixtures 
that can be oriented more downward without affecting safety are modified to do so, it 
would be appreciated, but not currently required. 
 
Utility Services 
No modifications to existing utility services are identified as necessary for the current 
project. 
 
Signage 
No additional signs are proposed at this time. 
 
Snow Storage 
Appropriate snow storage areas are identified on the site plan. 
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Other potential conflicts from odors, dust, noise, vibration, glare, visual impacts, and 
stormwater runoff. 
None have been identified beyond those already mentioned and discussed above. 
 
ATTACHMENTS: 
Narrative, site plan and photos. 
 
ALTERNATIVES: 
Approve, deny, or approve the site plan with conditions.    
 
RECOMMENDATION: 
Approve the site plan for the gypsum rock processing, storage, and shipping facility, 
including the proposed outdoor components and the use of the indoor mill, subject to 
the following: 

1. All future outdoor lighting fixtures, whether new or replacement fixtures, are to 
be full-cut-off style, unless otherwise authorized at that time by the Planning and 
Zoning Board. 

2. Implement dust mitigation measures according to best practices, as proposed, 
including tarping loads coming from the mine as a standard practice.  Tarping 
would not be required during high wind events that would result in damage to 
the tarp systems.   

3. The mill shall utilize best available control technology as specified by WY DEQ. 
Provide a copy of the WY DEQ air quality discharge permit(s) to the City. 

4. Otherwise maintain compliance with the Heavy Industrial standards outlined in 
the Cody zoning ordinance (e.g. noise levels, height of stockpiles related to 
setbacks). 

 
 
 
H:\PLANNING DEPARTMENT\FILE REVIEWS\SITE\2022\SPR2022-24 CERTAINTEED\STAFF REPORT\STAFF RPT TO PC CERTAINTEED MATERIAL PROCESSING SHIPPING.DOCX 



CertainTeed Gypsum Inc. 

 

Hours of operation:   

Monday – Friday 7:00am to 4:00pm year round 

Schedules could change if more business is expected. 

 

C.T.G. Cody plant/property history: 

CertainTeed Gypsum acquired the Cody wallboard manufacturing business from BPB in 2012 where we 
produced 3 million board feet or more of drywall products per year. In 2020, C.T.G decided to close the 

plant for various business reasons and disassembled all equipment inside the building except for the 
stationery crusher and portions of the milling equipment. Western Mining and Minerals, a division of 

CertainTeed Gypsum was able to find other uses for the gypsum reserves located just south of Cody and 
starting December 2021, WMMI officially began processing/shipping the raw gypsum for cement 

manufacturing and agriculture companies. The business does continue to grow year over year and 
locally employs 10 people that work 5 days a week, day shift.  

 

General daily operational expectations: 

C.T.G (CertainTeed Gypsum) has approx. 30 years of natural gypsum mineral reserves just South of Cody. 
This rock is stripped of topsoil and blasted at least once a year to the equivalent of 60,000 + metric tons 

at a time. The rock is then loaded onto (2) company owned dump trucks and transported to the old 
CertainTeed Wallboard Plant. The rock is processed down to customer requested sizing using portable 
crushing and screening equipment. The raw processed rock is then stockpiled on site and continuously 
loaded onto truck and rail cars daily. CTG (CertainTeed Gypsum) is currently making plans to restart the 
mill which will increase our customer demographic and generate higher annual sales. This will happen 

by the second quarter of 2023.  

 

Building Height restrictions: 

CertainTeed Gypsum is not aware of any outbuildings including the mill that exceed the 100’ maximum 
height limitation noted in the Heavy Industrial Districts code of the city ordinance guide.  

 

 

 

 

 



 

 

Daily truck and rail traffic: 

Truck traffic consists of 4 customer haul trucks arriving at the plant every morning 5 days a week. We 
also periodically load other non-contractual customer trucks that buy ag. gypsum throughout the spring 

and fall farming seasons.  

Rail traffic consists of loading up to 30 rail cars per month which arrive in small groups. They are spotted 
on our company owned rail spur by BNSF. BNSF rail service is Tuesday’s and Thursdays in the mornings 

and or early afternoons.  

 

Stockpile heights: 

Stockpile heights are continually changing as we rotate the materials for sales and processing. There are 
2 product stockpiles located near the eastern property line fence. The mine fines stockpile set back is 32 
feet from the property line. The 4” rail rock stockpile is 10 feet from the property line. All other product 

stockpiles are located within the center of the property with no height restricted noted. 

 

Operational Sound levels: 

All rock is processed using portable crushing and screening equipment and is completed on the back 
pad. The equipment does not exceed 90 dBA at any given time during operation and ear plugs are 

required when working around the equipment. The equipment shuts down for a 30-minute lunch every 
day when we are processing. The processing area is located on the middle East side of the property and 
is surrounded by CTG owned warehouses on 2 sides. The distance from this equipment to the nearest 

eastern property line with one stockpile obstruction is 250 feet. 

The CTG wheel loaders and dump trucks are muffled with no loud dBA concerns. 

 

 

 

 

 

 

 

 

 



 

 

Dust mitigation: 

Dust mitigation comprises of several techniques. 

1. Maintaining heights of product stockpiles to within 1 foot of discharges belts on the screen 
plant. 

2. Installing wind shields on the ends of discharge belts. 
3. Dampening the materials with water. (Only in the summer due to freezing concerns) 

4. Shutting down the rock processing on windy days. 

There is a capex project for 2023 to purchase a water truck to be able to wet down haul roads and 
stockpiles more efficiently as well. 

 

Outdoor lighting: 

All rock processing is completed during the daylight hours but there are light poles installed on the 
portable equipment to use if needed. These lights can be directed to shine in all directions but will be 

pointed towards the ground to keep glare to a minimum. 

The buildings also have exterior lighting installed on all sides of the property. The cost to keep all 
exterior lights operational on the property is expensive but it is a practice to keep some of these lights 

on at night for safety and security purposes. All building lights are attached to the exterior walls and are 
pointed at the ground to keep the glare to a minimum. 

 

Visual Impacts: 

CertainTeed Gypsum takes pride in keeping their property as aesthetically pleasing as possible by 
maintaining the grounds. All DEQ closure plans were followed once the wallboard plant closed. There 
was a wet waste stockpile (reject board) located on the Southeast corner of the lot with a calculated 

volume of 115,000 metric tons of material. As part of the DEQ closure plan, CTG was able to remove and 
discard the entire volume of wet waste and successfully reclaim the area as per the closure plan 
recommendations. The DEQ completed a site inspection and released the bond noting that the 

reclaimed area is showing plant growth and presence of wildlife. 
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