
City of Cody City Council 
Special Meeting 

Tuesday, February 24, 2026-5:30 PM 
Meeting Place: City of Cody Council Chambers 

 
Meeting Called to Order 

Roll Call 

Discussion/Informational Items 

 a. 2026 Concerts in the Park and Mobile Vendor Parking 
Staff Reference: Mike Fink 

 b. Proposed Park County Dispatch Radio Console Upgrade 
Staff Reference: Jason Stafford 

 c. Change Order No. 3 with Western Municipal Construction for the North Lift Station 
Improvements Project 
Staff Reference: Phillip Bowman, Jake Moyer 

 d. Tree Streets Waterline Replacement Project Phase 2 — Substantial Completion and 
Retainage Release 
Staff Reference: Phillip Bowman, Jake Moyer 

 e. Agreement for Independent Contractor Services between the City of Cody and Pawnee 
Irrigation Evergreen Landscapes for the Dorse Miller Park Irrigation System 
Replacement 
Staff Reference: Jake Moyer, Phillip Bowman 

 f. Auditorium Discussion 
Staff Reference: Tony Tolstedt 

Conduct of Business 

Adjournment 
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 Meeting Date: February 24, 2026 
Department: Recreation 
Staff Reference: Mike Fink  

 
AGENDA ITEM SUMMARY REPORT 

2026 Concerts in the Park and Mobile Vendor Parking 
 
PROPOSED ACTION: 
Request the City Council to approve 2 concerts in June and closing the West side of 10th Street 
from 1:00 pm until 8:30 pm for food vendors for the Concerts in the Park Series. 
 
SUMMARY OF INFORMATION: 
The Concerts in the Park Series has traditionally been 8 Concerts in the Series.  In 2023, we cut 
the series down to 6 concerts because the last two concerts took place after school was in 
session.  The parking around the park was very difficult due to students being in school and 
after-school activities.  One year, we had food vendors double-parked behind student’s vehicles 
blocking traffic waiting for the students to get out of school. 
Last year we had an average attendance of around 450 people at every one of the concerts.  It is 
a free family-friendly event that has continued to grow every year for the past 10 years. 
I have had several community members reach out to myself and the concert committee asking if 
there is any way we could go back to hosting 8 concerts.  With the problems we have had 
hosting events once school is in session, the committee is asking if we could have two concerts 
in June.  The dates of the concerts would be June 18th and 25th.  We would then have a break the 
week of the 4th of July, and continue the Concert Series starting July 9th. 
  
The concerts run every Thursday evening from 6:30 PM until 8:30 PM. 
The last 2 years, the City Council approved closing the west side of 10th Street at 1 PM to allow 
mobile food trucks to set up.   
The trucks will parallel park alongside the City Park in the designated parking area so that we 
can keep 10th Street open for traffic. 
Staff will place pylons on the West side of 10th Street closest to the City Park to inform the 
public of the parking closure. 
 
FISCAL IMPACT: 
We would use our existing budget to cover the performer fees.  So, there would not be any 
additional funds required to pay for the June concerts. 
We also will use existing staff time to put up and take down pylons.  
There will be additional time needed for the Parks staff to clean up trash associated with the June 
concerts.  
 
ATTACHMENTS: 
1. CITP 2026 
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AGENDA ITEM SUMMARY REPORT 
2025 Concerts in the Park and Mobile Vendor Parking 

 
ACTION TO BE TAKEN:  
Request that the City Council to approve 2 concerts in June and closing the West side 
of 10th Street from 1:00 pm until 8:30 pm for food vendors for the Concerts in the Park 
Series. 
 
SUMMARY OF INFORMATION: 
 
The Concerts in the Park Series traditionally been an 8 Concert Series.  In 2023, we cut 
the series down to 6 concerts because the last two concerts took place after school was 
in session.  The parking around the park was very difficult due to students being in 
school and after school activities.  One year we had food vendors double parked behind 
student’s vehicles blocking traffic waiting for the students to get out of school. 
Last year we had an average attendance close to 350 people at every one of the 
concerts.  It is a free family friendly event that has continued to grow every year for the 
past 10 years. 
I have had several community members reach out to myself and the concert committee 
asking if there is any way we could go back to hosting 8 concerts.  With the problems 
we have had hosting events once school is in session, the committee is asking if we 
could have two concerts in June.  The dates of the concerts would be June 18th and 
25th.  We would then have a break the week of the 4th of July, and continue the Concert 
Series starting July 9th. 
 
The concerts run every Thursday evening from 6:30 PM until 8:30 PM. 
The last 2 years, the City Council approved closing the West side of 10th Street at 1 PM 
to allow mobile food trucks to set up.   
The trucks will parallel park alongside the City Park in the designated parking area so 
that we can keep 10th Street open for traffic. 
Staff will place pylons on the West side of 10th Street closest to the City Park to inform 
the public of the parking closure. 
 
FISCAL IMPACT 
 
We would use our existing budget to cover the performer fees.  So, there would not be 
any additional funds requested to pay for the June concerts. 
We also will use existing staff time to put up and take down pylons.  

MEETING DATE: FEB.10, 2026
DEPARTMENT:  PARKS, RECREATION & 

PUBLIC FACILITIES

PREPARED BY:  MIKE FINK

PRESENTED BY: MIKE FINK
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There will be additional time needed for the Parks staff to clean up trash associated with 
the June concerts. 
 
ALTERNATIVES 
 
Approve the request. 
Approve the request with alterations. 
Deny the request. 
 
ATTACHMENTS 
 
None. 
  
AGENDA & SUMMARY REPORT: 
 
Mike Fink – Recreation and Public Facilities Director 
Kayla Rivers – Concerts in the Park Coordinator 
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 Meeting Date: February 24, 2026 
Department: Police Department 
Staff Reference: Jason Stafford  

 
AGENDA ITEM SUMMARY REPORT 

Proposed Park County Dispatch Radio Console Upgrade 
 
PROPOSED ACTION: 
Discuss Park County's proposed dispatch radio console upgrade 
 
SUMMARY OF INFORMATION: 
Park County dispatch center's radio consoles need to be upgraded because the current system is 
at the end of its life.  The last update was in 2015 and these systems typically have a lifespan of 
8 years.  Per the Law Enforcement Center contract between the County and City, these types of 
expenses are shared equally.  The City's portion of the console upgrade is $173,949.67 and there 
is an upgrade required for the radio/phone recorder, with the City's portion being $8,435 for a 
total project cost of $182,384.67.  The radio/phone recorder portion may be eligible for the use 
of E-911 funds.  This is currently being explored by Park County.  If approved, the project cost 
would be included in the 2026 Law Enforcement Center contract.     
 
FISCAL IMPACT: 
$182,384.67 
 
ATTACHMENTS: 
1. 2026 Proposed Dispatch Radio Console Upgrade 
2. 2025 LEC contract 
3. 2015 Dispatch Radio Console Agreement 
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 Meeting Date: February 24, 2026 
Department: Public Works 
Staff Reference: Phillip Bowman, Jake Moyer  

 
AGENDA ITEM SUMMARY REPORT 

Change Order No. 3 with Western Municipal Construction for the North Lift Station 
Improvements Project 

 
PROPOSED ACTION: 
Informational only — Discussion of Change Order No. 3 with Western Municipal Construction 
for the North Lift Station Improvements Project 
 
SUMMARY OF INFORMATION: 
The City Council approved the award of the North Lift Station Improvements Project (Project) 
to Western Municipal Construction (WMC) in the amount of $910,500 on April 15, 2025. The 
City Council also approved Change Order No. 1 with WMC on December 16, 2025, and Change 
Order No. 2 on February 3, 2026.  With approval of Change Order No. 1 and Change Order No. 
2, the current contract value with WMC is $906,248.52, the Substantial Completion date is 
March 27, 2026, and the Final Completion date is April 24, 2026.  WMC and their 
subcontractors are actively performing work on the Project with good progress taking place.   
 
Change Order No. 3 has been prepared by the City's engineering consultant, HDR Engineering, 
to address three (3) items that have a cost and schedule impact: 

• Bypass Manhole elimination (CPR #5) - a modification to the bypass pumping design 
was proposed by WMC and accepted by HDR, with a resultant cost savings of 
$8,117.02. 

• Wet Well and piping modifications (CPR #6) - upon draining and cleaning of the wet 
well, an existing pipe that was planned to remain in place was found to be extremely 
deteriorated and in need of replacement.  The scope of work with this pipe replacement 
and the associated wet well and dry well modifications has a resultant cost increase of 
$11,844.15. 

• New Flow Meter (CPR #7) - the original project scope did not include replacement of 
the existing flow meter in the lift station, and it was planned to remain in place as a cost 
savings measure for the project.  During the course of WMC's work the existing flow 
meter was mistakenly submerged underwater.  HDR and the City have required that the 
existing flow meter be fully tested and repaired if needed, but WMC has found that parts 
are not available for the existing flow meter due to its age.  As an alternative, WMC has 
proposed to replace the flow meter with a new one (at direct cost to the City) and provide 
all labor for the new flow meter installation at no cost.  City Staff supports this 
alternative and feels it is a benefit to the overall project.  Approval of this alternative will 
require additional contract time of 60 days to have the new flow meter ordered and 
delivered to the project site. 
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Including the items above, Change Order No. 3 will result in an increased project cost of 
$9,961.93 and bring the total contract value with WMC to $916,210.45.  This change order will 
also add 60 days to the contract time, with a new Substantial Completion date of May 26, 2026 
(previously March 27, 2026) and new Final Completion date of June 23, 2026 (previously April 
24, 2026).   
 
City Staff recommends approval of this change order as summarized above.  Subject to 
discussion with the City Council and direction received, City Staff proposes to present Change 
Order No. 3 with WMC for approval at the City Council Regular Meeting on March 3, 2026. 
 
FISCAL IMPACT: 
If approved, Change Order No. 3 will require a future Budget Amendment to the FY 2026 
Budget.  The awarded contract amount with WMC was $910,500, and Change Order No. 3 will 
increase the total contract value to $916,210.45.  The additional cost of $5,710.45 would be 
drawn from the unassigned cash balance available in the Wastewater Enterprise Fund. 
 
ATTACHMENTS: 
1. Change Order No. 3 with Western Municipal Construction 
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EJCDC® C-941, Change Order EJCDC® C-941, Change Order, Rev.1. 

Copyright© 2018 National Society of Professional Engineers, American Council of Engineering Companies 

and American Society of Civil Engineers. All rights reserved. 

Page 1 of 2 

CHANGE ORDER NO.: 3 

Owner: City of Cody  Owner’s Project No.:  

Engineer: HDR Engineering  Engineer’s Project No.: 10435344  

Contractor: Western Municipal Construction, Inc.   Contractor’s Project No.:  

Project: City of Cody PW Shop North Lift Station 

Improvements  

Contract Name: City of Cody PW Shop North Lift Station 

Improvements  

Date Issued: 2/18/26  Effective Date of Change Order: 2/18/26  

The Contract is modified as follows upon execution of this Change Order: 

Description: 

1. (CREDIT) Credit for Bypass Manhole; CPR#5  

a. The elimination of the new bypass manhole originally shown in the Contract 

Documents was determined to be unnecessary for the revised construction 

approach. This credit is reflected in CPR #5. 

Price: Credit of $8,117.02 

2. (ADDER) Core New Holes Into Dry-Well; CPR#6 

a. It was observed that a portion of the existing force main piping at the connection 

between the wet well and the dry pit is in deteriorated condition and unsuitable 

for reuse. At the time of bidding, access to the wet well was not available, and 

this short section of piping was therefore not included in the bid scope, as it was 

anticipated the existing pipe could be utilized to make the final connection to the 

new construction. New core drilled holes were required to complete this work. 

This adder is reflected in CPR #6. 

Price: Adder of $11,844.15 

3. (ADDER) New Flowmeter Installation; CPR#7 

a. It was determined that the original flow meter was submerge rated and, after the 

flooding incident, its current condition is uncertain. At the time of installation, it 

was anticipated that the existing meter would remain suitable for continued 

service; however, following the submergence event, the status of the unit is in 

question. Replacement parts are now obsolete due to equipment age.The 

Contractor will procure the new meter, and compensation under this Change Order 

is limited strictly to the actual cost of the equipment, including applicable sales tax, 

with no Contractor mark-up, overhead, or profit applied. This adder is reflected in 

CPR #7. 

Price: Adder of $6,234.80 

Total: Adder of $9,961.93 

Completion Dates:  

Substantial: +60 Days 

Final: +60 Days  
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EJCDC® C-941, Change Order EJCDC® C-941, Change Order, Rev.1. 
Copyright© 2018 National Society of Professional Engineers, American Council of Engineering Companies 

and American Society of Civil Engineers. All rights reserved. 
Page 2 of 2 

Attachments: 

CPR#5, CPR#6, CPR#7 

Change in Contract Price Change in Contract Times 

Original Contract Price: Original Contract Times: 
Substantial Completion: February 20th , 2026 

$ 910,500 Ready for final payment: March 20th , 2026 

Decrease from previously approved Change Orders No. 
1 to No.2: 

Increase from previously approved Change Orders 
No.2 to No.3: 

Substantial Completion: 33 Calendar Days 

$ 4,251.48 Ready for final payment: 33 Calendar Days 

Contract Price prior to this Change Order: Contract Times prior to this Change Order: 
Substantial Completion: March 27th , 2026 

$ 906,248.52 Ready for final payment: April 24th, 2026 

Increase [Decrease] this Change Order: Increase this Change Order: 
Substantial Completion: 60 days 

$ 9,961.93 Ready for final payment: 60 days 

Contract Price incorporating this Change Order: Contract Times with all approved Change Orders: 
Substantial Completion: May 26th, 2026 

$ 916,210.45 Ready for final payment: June 23rd, 2026 

Recommended by Engineer (if required) Accepted by Contractor 

By: 

Title: Project Manager 

Date: 2/18/2026 

Authorized by Owner Approved by Funding Agency (if applicable) 

By: 

Title: 

Date: 

Project Manager

2/18/2026

Lee Ann Reiter, Mayor

March 3, 2026
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HDR Project No. 10407757 January 6, 2025
Issued for Bid 

City of Cody, WY 
PW Shop North Lift Station Improvements 

CONTRACT MODIFICATION PROCEDURES 
01 26 00 - 12 

CHANGE PROPOSAL 

Owner:   _______________________________________________________________________  

Project Name:   _________________________________________________________________  

Change Proposal No.: Date:  _________

Submitted in Response to Proposal No.:   ____________________________________________  

Contractor Name and No.: ________________________________________________________  

Contractor:   ___________________________________________________________________  

Subject:   ______________________________________________________________________  
 _____________________________________________________________________________  

The following changes to the Contract are proposed: 

SCOPE OF PROPOSED CHANGE TO CONTRACT:  (attach supporting information as required) 

1.

2.

JUSTIFICATION: 

1.

2.

PROPOSED CHANGES IN CONTRACT PRICE AND CONTRACT TIMES: 

We propose that the Contract Price and Contract Times be changed as follows: 
For Contract Price, attach detailed cost breakdowns for Contractor and Subcontractors, Supplier quotations, and 
other information required. 
For the Contract Times, state increase, decrease, or no change to Contract Times for Substantial Completion, 
readiness for final payment, and Milestones, if any.  If increase or decrease, state specific number of days for 
changes to the Contract Times.  Submit supporting data, including time impact analysis for the Progress 
Schedule.  

Contract Times (days) 

Description Amount Substantial Final 

1.

2.

Total This Change Proposal 

Changes to Milestones, if any:  _____________________________________________________

Contractor represents that supporting data attached to this Change Proposal are accurate and complete. 
The requested time or price adjustment indicated in this Change Proposal is the entire adjustment to 
which Contractor believes it is entitled as a result of the proposed change(s) indicated herein.  

Change Proposal by:   ____________________________________________________________  
Signature of Proposer:   __________________________________________________________  

City of Cody, Wyoming

PW Shop North Lift Station Improvements
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HDR Project No. 10407757 January 6, 2025
Issued for Bid 

City of Cody, WY 
PW Shop North Lift Station Improvements 

CONTRACT MODIFICATION PROCEDURES 
01 26 00 - 12 

CHANGE PROPOSAL 

Owner:   _______________________________________________________________________  

Project Name:   _________________________________________________________________  

Change Proposal No.: Date:  _________

Submitted in Response to Proposal No.:   ____________________________________________  

Contractor Name and No.: ________________________________________________________  

Contractor:   ___________________________________________________________________  

Subject:   ______________________________________________________________________  
 _____________________________________________________________________________  

The following changes to the Contract are proposed: 

SCOPE OF PROPOSED CHANGE TO CONTRACT:  (attach supporting information as required) 

1.

2.

JUSTIFICATION: 

1.

2.

PROPOSED CHANGES IN CONTRACT PRICE AND CONTRACT TIMES: 

We propose that the Contract Price and Contract Times be changed as follows: 
For Contract Price, attach detailed cost breakdowns for Contractor and Subcontractors, Supplier quotations, and 
other information required. 
For the Contract Times, state increase, decrease, or no change to Contract Times for Substantial Completion, 
readiness for final payment, and Milestones, if any.  If increase or decrease, state specific number of days for 
changes to the Contract Times.  Submit supporting data, including time impact analysis for the Progress 
Schedule.  

Contract Times (days) 

Description Amount Substantial Final 

1.

2.

Total This Change Proposal 

Changes to Milestones, if any:  _____________________________________________________

Contractor represents that supporting data attached to this Change Proposal are accurate and complete. 
The requested time or price adjustment indicated in this Change Proposal is the entire adjustment to 
which Contractor believes it is entitled as a result of the proposed change(s) indicated herein.  

Change Proposal by:   ____________________________________________________________  
Signature of Proposer:   __________________________________________________________  

City of Cody, Wyoming

PW Shop North Lift Station Improvements

$11,844.15

$11,844.15
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HDR Project No. 10407757 January 6, 2025
Issued for Bid 

City of Cody, WY 
PW Shop North Lift Station Improvements 

CONTRACT MODIFICATION PROCEDURES 
01 26 00 - 12 

CHANGE PROPOSAL 

Owner:   _______________________________________________________________________  

Project Name:   _________________________________________________________________  

Change Proposal No.: Date:  _________

Submitted in Response to Proposal No.:   ____________________________________________  

Contractor Name and No.: ________________________________________________________  

Contractor:   ___________________________________________________________________  

Subject:   ______________________________________________________________________  
 _____________________________________________________________________________  

The following changes to the Contract are proposed: 

SCOPE OF PROPOSED CHANGE TO CONTRACT:  (attach supporting information as required) 

1.

2.

JUSTIFICATION: 

1.

2.

PROPOSED CHANGES IN CONTRACT PRICE AND CONTRACT TIMES: 

We propose that the Contract Price and Contract Times be changed as follows: 
For Contract Price, attach detailed cost breakdowns for Contractor and Subcontractors, Supplier quotations, and 
other information required. 
For the Contract Times, state increase, decrease, or no change to Contract Times for Substantial Completion, 
readiness for final payment, and Milestones, if any.  If increase or decrease, state specific number of days for 
changes to the Contract Times.  Submit supporting data, including time impact analysis for the Progress 
Schedule.  

Contract Times (days) 

Description Amount Substantial Final 

1.

2.

Total This Change Proposal 

Changes to Milestones, if any:  _____________________________________________________

Contractor represents that supporting data attached to this Change Proposal are accurate and complete. 
The requested time or price adjustment indicated in this Change Proposal is the entire adjustment to 
which Contractor believes it is entitled as a result of the proposed change(s) indicated herein.  

Change Proposal by:   ____________________________________________________________  
Signature of Proposer:   __________________________________________________________  

City of Cody, Wyoming

PW Shop North Lift Station Improvements

$6,234.80

$6,234.80

60 Days 60 Days

60 Days 60 Days
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QUOTATION

Quantity Item Description Unit Price Amount

1.00 FM6560651160 6" TigermagEP Magnetic Flow Meter, 5,025.00 5,025.00

Polyurethane liner, 316SS electrodes,

Class D 150 flanges, NEMA-4X remote

accidental submergence with 15' of cable,

AC power

1.00 CS656050 Remote cable option, total 50 ft 315.00 315.00

1.00 AC615061 Grounding Rings, 6" 304 SS Pair 350.00 350.00

1.00 AC602 Grounding Straps 130.00 130.00

1.00 Shipping Shipping - Outbound 175.00 175.00

Replacement for SN C019970988

Lead time: 6 weeks

Quote Number: R01971

Quote Date: Feb 12, 2026

Quoted To:

HDR, Inc.
1917 S. 67th Street 
Omaha, NE 68106

Good Thru

2/26/26

Customer ID Payment Terms

Page:

1002260

1

TOTAL 5,995.00

Sales Tax

Subtotal 5,995.00

Sparling Instruments, LLC

1000 W. Kirkwall Rd
Azusa, CA 91702
US

Phone:
Fax:

626-444-0571
725-433-8552

Shipping Terms

Best Way PPA

FOB: Azusa, CA 

* Shipping/Freight not included unless otherwise indicated.

Ship To:

HDR
1917 S. 67th Street
Omaha, NE 68106

Prepaid / Credit Card

Please note: There is a 3.95% service charge on all credit card transactions.
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 Meeting Date: February 24, 2026 
Department: Public Works 
Staff Reference: Phillip Bowman, Jake Moyer  

 
AGENDA ITEM SUMMARY REPORT 

Tree Streets Waterline Replacement Project Phase 2 — Substantial Completion and 
Retainage Release 

 
PROPOSED ACTION: 
Informational only — Discussion about issuing Substantial Completion and starting the 
Retainage Release process for the Tree Streets Waterline Replacement Project Phase 2 
 
SUMMARY OF INFORMATION: 
The City entered into a contract with Wilson Brothers Construction for the Tree Streets 
Waterline Replacement Project Phase 2 in July 2025. In accordance with the contract with 
Wilson Brothers and state regulations, a retainage amount of 5% of each monthly payment was 
withheld to ensure satisfactory completion of the project and resolution of any outstanding 
issues. 
  
The Phase 2 Project has reached Substantial Completion, and all contracted work has been 
inspected by the City’s engineering consultant, Engineering Associates, as well as City Staff. 
The Substantial Completion documents and the punch list were issued to Wilson Brothers on 
February 11, 2026.  
  
Upon approval of the Phase 2 Project as Substantially Complete by the City Council, the project 
will be advertised in the Cody Enterprise for 41 days to allow any vendors, subcontractors, or 
material supplies to submit claims to the City against the retainage held.  After completion of the 
advertisement period, the Mayor will be allowed to sign the Retainage Release Form to allow all 
retainage held on the project to be released to Wilson Brothers. 
 
Subject to discussion with the City Council and direction received, City Staff proposes to 
present the issuing of Substantial Completion for the Phase 2 Project and starting the Retainage 
Release process for approval at the City Council Regular Meeting on March 3, 2026. 
 
FISCAL IMPACT: 
This action has no direct fiscal impact on the City. After approving the Certificate of Substantial 
Completion and advertising the project for 41 days, the City will release all retainage held on the 
Phase 2 Project. 
 
ATTACHMENTS: 
1. Certificate of Substantial Completion 
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                                                               EJCDC® C-625, Certificate of Substantial Completion.                                                   (EA-02/21) 
Copyright© 2018 National Society of Professional Engineers, American Council of Engineering Companies, 

and American Society of Civil Engineers. All rights reserved. 
Page 1 of 1 

CERTIFICATE OF SUBSTANTIAL COMPLETION 

Owner: City of Cody, Wyoming Owner’s Project No.: 2024-11 
Engineer: ENGINEERING ASSOCIATES Engineer’s Project No.: 23029.00 
Contractor: Wilson Brothers Construction, Inc. Contractor’s Project No.:  
Project: TREE STREETS WATERLINE REPLACEMENT – PHASE 2 
Contract Name: TREE STREETS WATERLINE REPLACEMENT – PHASE 2 

This ☐ Preliminary ☒ Final Certificate of Substantial Completion applies to: 

☒ All Work ☐ The following specified portions of the Work: 

TREE STREETS WATERLINE REPLACEMENT – PHASE 2 

Date of Substantial Completion: February 11, 2025 

The Work to which this Certificate applies has been inspected by authorized representatives of Owner, 
Contractor, and Engineer, and found to be substantially complete. The Date of Substantial Completion of the 
Work or portion thereof designated above is hereby established, subject to the provisions of the Contract 
pertaining to Substantial Completion. The date of Substantial Completion in the final Certificate of Substantial 
Completion marks the commencement of the contractual correction period and applicable warranties 
required by the Contract. 

A punch list of items to be completed or corrected is attached to this Certificate. This list may not be all-
inclusive, and the failure to include any items on such list does not alter the responsibility of the Contractor 
to complete all Work in accordance with the Contract Documents. 

Amendments of contractual responsibilities recorded in this Certificate should be the product of mutual 
agreement of Owner and Contractor; see Paragraph 15.03.D of the General Conditions. 

The responsibilities between Owner and Contractor for security, operation, safety, maintenance, heat, 
utilities, insurance, and warranties upon Owner's use or occupancy of the Work must be as provided in the 
Contract, except as amended as follows: 

Amendments to Owner’s Responsibilities: ☐ None ☒ As follows: 

• Security, Operations, Safety, Protection of Work, Maintenance, Heat, Utilities, and Property 
Insurance. 

Amendments to Contractor’s Responsibilities: ☐ None ☒ As follows: 

• Warranties and Guarantees. 

The following documents are attached to and made a part of this Certificate: 

Phase 2 Construction Punchlist 

This Certificate does not constitute an acceptance of Work not in accordance with the Contract Documents, 
nor is it a release of Contractor's obligation to complete the Work in accordance with the Contract 
Documents. 

Engineer – ENGINEERING ASSOCIATES 

   Copy to: Contractor, Owner 

By (signature):   
 

Name (printed): Ian K. Morrison 

Title: Project Managaer 
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Tree Steets Water Line Replacement Project Phase 2 

Punch List 

 

1. Turn Fire Hydrants so 6” outlet faces the street, 6 in total. 
• 714+86, 404+44, 503+71, 509+82, 603+86, 610+17  

2. Remove old existing fire hydrants, 2 in total 
• 500+05, 504+50 

3. Drill hole and install trace wire inside valve box for the hydrant valve at 610+17 

 

*All pavement patches will be covered during phase 1 before completion 
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 Meeting Date: February 24, 2026 
Department: Public Works 
Staff Reference: Jake Moyer, Phillip Bowman  

 
AGENDA ITEM SUMMARY REPORT 

Agreement for Independent Contractor Services between the City of Cody and Pawnee 
Irrigation Evergreen Landscapes for the Dorse Miller Park Irrigation System 

Replacement 
 
PROPOSED ACTION: 
Informational only — discussion of the Agreement for Independent Contractor Services between the 
City of Cody and Pawnee Irrigation Evergreen Landscapes for the irrigation system replacement at 
Dorse Miller Park 
 
 
SUMMARY OF INFORMATION: 
This Agreement will authorize Pawnee Irrigation to perform a complete irrigation system 
replacement and upgrade at Dorse Miller Park, per Exhibit A in the attached agreement.  
   
City Staff solicited quotes from 3 separate vendors for this work, and two irrigation contractors 
submitted a quote (and the third declined to submit a quote). Pawnee Irrigation was found to be the 
best value for the City, and City Staff recommends entering into the Agreement with Pawnee 
Irrigation for this project. The project is anticipated to start in April 2026 and be completed by June 
1, 2026.  
   
Subject to discussion with the City Council and direction received, City Staff proposes to present the 
Agreement for Independent Contractor Services for approval at the City Council Regular Meeting on 
March 3, 2026. 
 
 
FISCAL IMPACT: 
The Agreement for Independent Contractor Services has a lump sum fee of $49,060. The Approved 
FY 2026 Budget includes $50,000 of funding for irrigation upgrades at Dorse Miller Park in the 
Grounds Maintenance division. 
 
 
ATTACHMENTS: 
1. Agreement for Independent Contractor Services between the City of Cody and Pawnee 

Irrigation Evergreen Landscapes 
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CITY OF CODY: 

BY: 
---------------

LEE ANN, MAYOR 

Date: December __ , 2025. 

Attest: 
----------

TINA GAIL, CLERK 

INDEPENDENT CONTRACTOR: 

Steve Hollingsworth 

5 
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Preface 

The Facility Condition Assessment Report for the Cody Auditorium represents a wholistic view of the 
current state of the building to date. In order to assist with the prioritization of necessary facility and  
equipment upgrades and/or repairs, we have compiled a list below of items that you should direct your 
focus and attention to as you prepare your current and future budgets for this historic and important 
facility.  

1. Exit Door: The exit located in the southwest corner of the auditorium is inoperable. In its current
condition, it cannot be considered a functioning exit for purposes of egress, therefore it is in violation of
the building code, and constitutes a Health, Safety, and Welfare hazard to the public. It is therefore
recommended that the door, frame, and hardware be replaced in its entirety.

2. Auditorium Space Infrastructure: Events that host multiple vendors that require electrical power are
currently served via a series of surface deployed electrical boxes that are ganged together with a 1”
diameter cable. These boxes are typically strung along the main floor of the auditorium in various
configurations required for the particular event.

Surface deployed electrical boxes and cables constitute a tripping hazard, especially in a panic type 
situation, and are not compliant with ADA Accessibility Standards, and pose a liability risk to the City of 
Cody. It is therefore recommended that recessed floor boxes be placed in the floor of the main 
auditorium space in a pattern that would cater to the needs of the City of Cody and prospective vendors. 
This can be done in conjunction with, or as part of an electrical upgrade that would also serve to 
alleviate the concerns with the original Federal Pacific electrical panelboards further discussed in the 
Electrical Section of the Facility Condition Assessment. In addition to being extremely old, there is 
documentation from Under Writers Laboratories/UL Solutions citing no guarantee that the circuit 
breaker and overcurrent protection devices will function properly. As such, our engineering consultants 
have indicated that these panelboards constitute a fire hazard and should be replaced as well.  

3. Central Heating Plant: The Mechanical Analysis – Infrastructure portion of the Facility Assessment
discusses two concerns with the central heating and cooling plant: First, combustion aid is provided by a
pair of intake hoods located in the south wall of the auditorium at ground level adjacent to the alley.
The type and configuration of these intake hoods make a boiler room especially cold during the winter
months which has the potential to cause water pipes to freeze. As such, it is not uncommon for the
intake hoods to be partially or fully blocked. The lack of combustion air presents a Health, Safety, and
Welfare concern for building occupants as this condition can result in an explosion.

Second, the central heating and cooling plant has no redundancy, meaning that if the boiler or other 
necessary part of the system fails, the building is subject to the elements, especially during the winter 
months. This has the potential to cause the domestic water and fire sprinkler piping to freeze which can 
cause significant damage to the facility. 

In the long term, it is recommended that a modernization of the central heating and cooling plants be 
planned for, and include a complete boiler replacement with a redundant backup in the event of 
equipment malfunction and or failure.  

An easy solution for the immediate future would be to follow the mechanical engineer’s 
recommendation to unblock the combustion air intakes and provide a supplementary heat source via a 
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designated unit to the central plant. This would eliminate the safety concern and provide a conditioned 
space to prevent pipes from freezing within the central plant during the winter months.  

4. Natural Gas Supply: The Mechanical and Electrical Investigation Reports recommend pipe bollards be 
placed around the natural gas regulator in order to prevent accidental damage and to ensure the safety 
of the building and its occupants. This is work the City of Cody can undertake with City Departments and 
Staff.  

5. ADA Accessibility Standards: Accessibility Standards though listed in the International Building Code 
are different from the 2010 ADA Standards for Accessible Design. These Standards are issued and 
published by the Department of Justice for Titles II and III of the Americans with Disabilities Act of 1990. 
“The Standards set minimum requirements – both scoping and technical – for newly designed and 
constructed, or altered State, and local government facilities, public accommodations, and commercial 
facilities to be readily accessible to and usable by individuals with disabilities.”   

These Standards are considered an individual/individual’s Civil Right and constitute Federal Civil Rights 
Law/Legislation which prohibits discrimination against people with disabilities.  

As cited in the report, Interior Building Accessibility is extremely limited. Of particular concern is that a 
public building, which is utilized for both public and private events, does not have a single restroom that 
can be considered ADA Accessible. In addition, the plumbing fixtures, including the supply and waste 
infrastructure, are out of date and severely limited.  

The auditorium is not fully accessible and usable by individuals with disabilities; which is a potential 
liability issue/risk for the City of Cody.  

6. Hazardous Material Abatement:  Given the age of the building, it appears that some of the existing 
finishes have a high probability of containing asbestos. In addition, it is possible that any existing pipe 
insulation, as well as any spaces that have been insulated or finished with (i.e. plaster) vermiculite have 
the potential and/or probability of containing asbestos.  

It is recommended that the City of Cody hire an abatement professional to inspect the building in its 
entirety and provide a report outlining all spaces that contain hazardous materials, the amount of 
material present, and a recommended course of action.  

As the Cody Auditorium is not used on a daily basis, the report and associated abatement can take place 
at any time and should be prioritized so hazardous material abatement work is complete prior to any 
major remodel or facility upgrade.  

7. Item A003: Exterior Building Envelope & Materials: The existing rain gutters, downspouts, overflows, 
flashings, and wood supports as identified and depicted in the report should be immediately addressed. 
This essential element of the building is dilapidated, under designed and completely ineffective as 
evidenced by the amount of water damage on the brick masonry wall and water intrusion evidenced in 
part of the basement.  

It is recommended that the existing gutters, downspouts and related infrastructure be removed in its 
entirety. It is also recommended that the pipe that is believed to connect to an existing roof drain be 
investigated with respect to its continued integrity, as well as to understand the location of drainage.  
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New gutters and downspouts should be professionally designed to accommodate the amount of storm 
water discharge from the roof, and to completely drain any and all storm water away from the building. 
It is also recommended that pipe bollards be placed at the new downspout locations to prevent future 
damage to the system, and to ensure its maximum, effective, and proper operation. This item can be 
considered a cost-effective upgrade/improvement to the building, and as mentioned above, should be 
immediately addressed.  

Conclusion: 

The above-mentioned items, in conjunction with those listed in Facility Condition Assessment Report 
can be Master Planned with work phased to coincide with the City of Cody’s planned budget cycles to 
upgrade and modernize the auditorium. This ensures that work both planned, and undertaken will 
provide the City of Cody with a facility that has been remodeled with a single vision, with improvements 
that have been thought out and holistically designed for the building as a whole.  

Plan One Architects would like to assist the City of Cody in this process in order to help the City revitalize 
and modernize this historic and important building for use in the decades to come.  

Should you have any questions, or wish to discuss further, please feel free to contact me anytime.  

Best regards, 

 

Jared R. Hoffman, AIA 
Plan One/Architects 
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Cody Auditorium 
Executive Summary 

August 20, 2024 
 

Overview: This comprehensive observation and report of the existing building condition of the 
Cody Auditorium was prepared for the City of Cody. The subsequent report includes evaluations 
from the following professions: Architectural, Structural, Mechanical, Electrical, Plumbing and 
Roofing.   

 

 

 

 

 

 

 

 

History: The Cody Auditorium, which was historically referred to as the “Community Hall”, came 
to fruition in 1940 when the original community center named the ‘Wolfville Pavilion’ was 
destroyed by fire. As such, the Town needed a new facility to serve both the civic and 
community-related functions that had been lost to the fire. The new Community Hall was used to 
host dances and balls, basketball games, golden glove boxing matches, and conventions. The 
Community Hall would also fulfill a need for the local school district as an auditorium space, 
used for meetings, plays, concerts and stage shows.  

In 1941 the Town Council presented a bond issue in the amount of $40,000 to the voters for 
approval. Initial plans for the Community Hall were provided by Virginia Moran who was noted 
as a “temporary resident of Cody, and a San Francisco architect.” It was noted that the plans 
she provided met with the approval of “interested persons,” but it is not mentioned if the plans 
were presented to the voters, or if her plans contributed to the design by Architect Louis 
Schmerber, AIA. 

The site selected for, and presently occupied by the Community Hall / Cody Auditorium, is 
comprised of four lots on the corner of 13th Street and Beck Ave., across the street and south of 
the original Cody post office. Before the construction of the new Community Hall, the site was 
occupied by the Keystone Horse Hotel, also known as the Keystone Barn.  

The parking lot west of the Cody Auditorium was originally home to the community swimming 
pool.  Changing rooms, showers, and bathrooms were housed in a building on the south side of 
the property adjacent to the alley, with the pool adjacent to the Community Hall.  A landscaped 
area bordered the neighboring property owned by the Cody Elks Lodge.  
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Overall Basement Level Floor Plan                            Overall Mail Level Floor Plan 
 
The program for the new Community Hall consisted of the following spaces as determined from 
design documents prepared by Architect Louis Schmerber, AIA, and is listed below: 

 74’x90’ combined Auditorium & Gymnasium 
 20’x40’ Stage with a Dressing Rooms 
 (1) 16’x20’ Dressing Room 
 (1) 13’x16’ Dressing Room 
 11’x16’ Men’s Room 
 11’x16’ Women’s Room 
 Foyer (size unknown) 
 (2) spaces dedicated for Check & Tickets 
 Covered Vestibule 
 37’x72’ Dance & Banquet Room (Club Room) connected to the Community Hall with 

separate entrance from the exterior and includes the following ancillary spaces:  
 
     (1) Kitchen 
     (1) Women’s Room 
     (1) Check Rm. 
     (1) Lobby 
 

 Partial Basement under the Stage including the following ancillary spaces: 
     (1) 14’x26’ Boiler Room w/ (2) heat plants 
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     (1) 16’x24’ Men’s Locker Room & Showers  
     (1) 16’x24’ Women’s Locker Room & Showers 
 

 Full Basement under the Dance & Banquet Room (Club Room) with the following 
spaces: 
    (1)  37’x46’ Recreation Floor 
    (1) Dressing/Bathroom 
    (1) 14’x30’ Unassigned Space 
    (1) 18’x14’ Office  

 
Original design documents depict the area under the main floor of the auditorium as 
unexcavated crawlspace. However, a change was made sometime during the course of the 
project to excavate a portion of the crawlspace to construct an indoor shooting range.  

The spaces depicted in the original drawings remain intact with slight changes. For example, the 
Kitchen adjacent to the dance & banquet room appears to be larger than originally designed. 
The ladies’ room has been remodeled into a storage room with an adjacent unisex toilet room. 
The men’s and women’s locker rooms located in the basement under the stage are no longer in 
use. It also appears that those spaces were not constructed as drawn and appear to be much 
smaller than originally designed.  

The recreation floor in the basement under the dance & banquet room has been converted into 
a warren of separate rooms and offices, the result of the space being leased to various tenants.  

 

 

 

 

 

 

 

 

 

Photo Looking North from the Auditorium Towards the Lobby.  
Notice the Seating Area Above.  
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The Community Hall/Cody Auditorium has been 
remodeled several times over the last 80 years.  
In 1944 the kitchen adjacent to the dance & 
banquet room was repaired. Plaster on the walls 
and ceiling on the west end of the kitchen were 
removed and replaced, and a stone hearth was 
placed under the stove and the linoleum 
repaired. As part of the work, the interior of the 
kitchen was redecorated. 

In May of 1963, plans to improve the acoustics 
of the auditorium by adding a suspended 
acoustical ceiling was presented to the Town 
Council. A contract for the work was executed in 
December of the same year with work beginning 
on January 2, 1964. Between June of 1961 and 
January of 1964, the seating area above the 
foyer, men and women’s toilet rooms, the 
vestibule, and the check and ticket spaces were 
separated from the main auditorium space via a 
floor to ceiling wall. An image dated January 9, 
1964 depicts workmen adding an unknown type 
of cladding material to the new wall. 

                                                                                              
a.  

In March of 1969 it was recommended that the wood floor be replaced in its entirety. Ultimately, 
this recommendation was not followed.                              
From our investigation, the floor appears to be original and is in need of replacement. Additional 
sanding and finishing will further exasperate the issue as the blind nailing is now visible.  

b.                                                                                                      c. 
Image a. – This image depicts workers finishing a wall separating the Auditorium from the 
mezzanine level seating area. Image b. – Depicts a large gathering in the Auditorium. Notice 
the large windows on the left side of the image.  Image c. – This image depicts the new 
aluminum windows, which replaced the larger original windows as seen in Image b.  
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During the summer of 1972, the large windows on the west side of the auditorium were 
removed. The rough openings were infilled with brick and smaller windows were installed.  

In February of 1978 the Town entertained the possibility of turning the Cody Auditorium into a 
convention center, however they needed more space in order to attract the venues they were 
interested in hosting. In November of 1978 three architects presented ideas to the Town Council 
to either remodel and add-on to the existing building or tear it down altogether and construct a 
new building on the existing site.  

Ultimately these proposals were not realized. Architect Fred Hynek, FAIA, concluded that, in a 
study of four convention centers (all of which were located in North Dakota) that all operated at 
a financial loss.   

Fred Hynek, FAIA, presented to the Town Council a program and/or report to remodel the 
building along with a cost estimate. His recommendations were as follows: 

 Correct code compliance issues.  
 Interior remodel. (No specifics were mentioned) 
 Exterior remodel. (No specifics were mentioned) 
 Add 600 additional banquet seats 
 Add (4) Meeting Rooms with a capacity for 1,600 persons.  
 New Kitchen Facility 
 (2) Storage areas 

 Since its inception the Cody Auditorium has served as a center of the community.  Aside from 
the uses previously listed, it served as a community vaccination center for both the Polio (1948-
1955) and Swine Flu epidemics (1976), an indoor skating rink until August of 1965, convention 
center, and an indoor concert venue.  

The auditorium basement has been rented to organizations such as the Cody Jaycees, the 
Bureau of Reclamation and The American Red Cross during WWII. 
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Current code deficient items were discovered and the condition of the building' structural, 
mechanical, plumbing and electrical systems have been observed. During our evaluation 
process, we have identified these conditions as outlined in this report and cost estimate. The 
cost estimate is provided to give a rough magnitude of costs to repair, replace or modernize the 
building and its systems.  

Conclusion:   

While the facility is in operational condition, it is in need of renovation. The building and the 
utilities serving the occupied spaces are showing their age. Many of the systems and equipment 
are reaching their life expectancy as delineated in the detailed reports. Some ADA compliance 
issues are present, however, with the historical nature of the building, cannot be avoided. A 
significant equal facilitation issue is present with handicapped unable to access the basement or 
Cody Club Room. Regular maintenance and upgrades to the buildings appear to be sporadic.  

The report that follows illustrates the many deficiencies the building has, along with 
recommendations for renovation, repair, and replacement along with associated cost estimates.  
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Cody Auditorium 
City of Cody, Wyoming 

Facility Condition Assessment    

 
Exterior 

ADA Accessibility: 

Item A001:  Exterior Building Accessibility – Site  

Description: 

The existing building site accessibility is adequate. There are ADA standard compliant parking 
spaces and an accessible ramp at the parking stalls. It is in a good location for access to approach 
to the main entry front door. There are tactile warning strips for warning of a non-sighted person 
from entering a vehicular traffic area.  

Recommendation A001: 

See structural report for exterior sidewalk replacement. 
 

Budgetary Estimate: None.  

 

Photo of ADA parking and ramps.  
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Item A002:  Parking Lot Paving 

Description: 

The existing parking lot is well drained and is in good repair. There appears to be adequate 
positive drainage away from the structure.  There is a section of concrete sidewalk adjacent to 
the parking lot that is uneven and some spalling is occurring. 

Recommendation A002: 

Select locations of uneven slab should be ground down or replaced to avoid tripping hazards.  
Monitor future spalling of slab to ensure it does not compromise integrity of slab.  No repair 
necessary on the parking lot asphalt at this time. 

 

Budgetary Estimate:  $5,000 

 

Photo of parking lot. 
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Photo of spalling and uneven concrete sidewalk. 
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Item A003:  Exterior Building Envelope & Materials 

Description: 

The existing exterior building materials, i.e. brick masonry, is in relatively good repair; although 
there is evidence that some mortar joints need to be re-pointed. See Structural Report for 
additional information.   

The masonry sills at the wood windows require attention. Most, if not all of the mortar joints have 
deteriorated to the point that the mortar is either no longer in place, or has deteriorated 
significantly within the joint, and needs to be replaced in its entirety.  

Recommendation A003: 

Repointing of the masonry brickwork is required in various areas of the building.  
 

Budgetary Estimate:  $50,000 

 

Page 91 of 150



Cody Auditorium 
Facility Condition Assessment    |     August 20, 2024 
 

Page 15 of 42 

     Photo of water damage to the brick masonry due to a leaking and/or plugged rain gutter. Notice 
the mortar joints closest to the rain gutter have significantly eroded as identified by the Gray 
Arrows. These joints will need to be re-pointed. Further down the wall, notice the white 
efflorescence. Efflorescence occurs when water containing dissolved salts is brought to the 
surface of the masonry. (See the areas identified by the Red Arrows.) In this case the 
efflorescence is caused by water overflowing the gutter and running down the surface of the wall. 
The Purple Arrows identify an awkward transition from a downspout that appears to be undersized 
and connects to a larger downspout. This pipe appears to connect to something inside of the 
building, possibly a roof drain.                                               
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a.                                                                                                        b. 

c. 

Image a. - This image is an example of mortar joints that require re-pointing. Image b. - This 
image depicts a hose bid that appears to be a non-frost-free type fixture. This fixture has the 
potential to freeze and burst the pipes that are connected to it. Image c. - This image depicts 
exterior windows to the basement. Notice the amount of moisture on the brick, and on the asphalt 
adjacent to the window. The brick masonry needs to be re-pointed due to the amount and 
frequency it is exposed to either water and/or snow. The moisture visible in the image is from a 
rain gutter that is plugged and has overflowed. Water is entering the basement at this location. 
See Item A011:  Basement. 
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a.                                                                                b. 
                                                                                    
Image a.-This image depicts a downspout draining 
directly to the foundation and missing a down spout 
extension which is required to drain water away 
from the building. Image b. and Image c. - Both 
images depict damaged downspouts which 
restricts the flow of water from the roof and leads 
to water overflowing the gutter at roof level and 
flowing down the face of the building. It is 
recommended that the downspouts be replaced in 
their entirety and be protected from the dumpsters.  

 
Budgetary Estimate for Roof Gutter and 
Downspout Repairs:  $7,000.00 - $10,000.00 
 

 

 

 

 
                                                                                    

                                                                                   

                                                                                   c.                                    
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Item A004:  Exterior Windows 

Description:  

The exterior windows are comprised of three window types. In the main auditorium space, the 
windows are a painted double hung wood window with wood sash and single pane glazing as 
well as (4) aluminum frame, single pane glazed windows. The aluminum windows were installed 
in the summer of 1972 and replaced much larger openings. The windows in the Club Room and 
basement are steel frame windows with an operable steel sash, with single pane, non-tempered 
glazing. Both the steel frame and wood windows are in poor condition. The wood frame, sash,  

a.                                                                         b. 

and sill of the wood windows are rotting, and are beyond the point of repair. The current window 
system is not energy efficient, and fails to meet current energy codes. Also of note, the sealant 
located at the jambs has lost its elasticity and should be replaced in its entirety. The sealant joint 
at the window sills is no longer in place and should be replaced.  

Recommendation A004: 

Replace all existing windows with new energy efficient double 
pane aluminum clad wood windows.  These could be double-
hung windows matching the historic quality of the original 
windows. 

Budgetary Estimate: $95,000.00 

Image a. - This image depicts the existing aluminum windows 
circa 1972. Image b. - Existing singles pane wood framed 
window and sash. Notice deteriorating frame. Image c. – 
Depicts rotting wood frame and sill with joint sealant issues 
described above.   
 

c. 
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Item A005:  Exterior Building Doors & Storefront Systems 

Description:  

The front entry door is accessible but lacks an ADA operator. The ADA button at the Cody Club 
Room was inoperable and in need of repair. Also, the power actuated closer arm is less than 80” 
above the finished floor which constitutes a code compliance issue with respect to headroom.  

The exit located in the southwest corner of the auditorium is inoperable and cannot be considered 
an exit for egress purposes at this time. This exit has a panic bar that is inoperable and the latch 
on the door frame is damaged, preventing the door from opening. In addition, the wooden frame 
is damaged, and the wood is rotting in several places. 

The hollow metal door and frame leading from the basement to the exterior of the building is in 
poor condition and does not close and seal properly. This should be replaced in its entirety with 
a new insulated steel door and frame.  

   a.                                                                                         b. 

   c. 
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         d.                                                                                           e.   

Recommendation A005: 

Fix ADA operator at the Cody Club Room.  
Recommend adding an operator at the main 
entrance as well.  Replace existing damaged door 
with a new commercial grade door, frame, and 
hardware. 
 
 
Budgetary Estimate:  $20,000.00 
Image a. - This image depicts the existing steel 
door and frame leading from the basement to the 
exterior. Image b. – This image depicts the 
existing egress door leading from the auditorium 
to the exterior. This door is currently non-
functional as described above. Notice    
       
 

        f.  
in the image, the door is prohibited from fully opening due to a pipe. Image c. – Depicts the 
existing aluminum storefront entrance doors. Doors do not contain hardware for accessible 
operation.  Image d. – This image depicts a closer arm at 79” above finish floor. To comply with 
Code, the closer arm should be located at 80” above finish floor minimum. The pictured 
accessible door operator is non-functional and should be replaced. Image e. – Image e. depicts 
a damaged door frame, and damaged residential type hardware. Due to the condition of the 
door, frame, and hardware this door should be replaced in its entirety. Image f. – This imaged 
depicts the existing door at the Kitchen.  
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Item A006:  Roof – Single Ply Membrane 

Description: 

The area of the roof is approximately 13,348 square feet, or 134 squares of roofing material. The 
existing roof system is a mechanically fastened Firestone Ultra-Ply 78 PVC membrane installed 
over 3 inches of polyisocyanurate insulation that is secured to a 1” thick wood plank roof deck.  

The existing roof system was installed in May of 1992. The roof system had a 10-manufacturer 
warranty which expired in May of 2002.  

With respect to the condition of the existing roof, Big Horn Roofing noted that several repairs had 
been made, and were visible in the valley areas. Heat welded patches had been attempted, but 
have since been repaired with varying peel and stick materials which indicates that the membrane 
is no longer in a “weldable” condition. As such, future repairs are limited.  

The sealant at all roof top penetrations and at termination bars has deteriorated along with the 
mortar joints leaving multiple areas and/or places for water to enter the building.  

It was also observed that all of the evaporative coolers were in service, and that the roof 
membrane and wall flashing were “pillowing” from positive pressure within the building.  

Given the age of the roof (32 years old) the overall condition of the roof membrane, detail work, 
and attachments remain in reasonably good repair. It is anticipated that if there are no current 
roof leaks within the building, then it is reasonable to assume that the 3” of rigid insulation is 
breathing fairly well. Further investigation will be required at the time of roof replacement in order 
to inspect and/or evaluate the condition and continued effectiveness of the insulation. 

Currently the roof as constructed does not have a roof coverboard. The coverboard is a protective 
layer between the roof membrane and the roof insulation. It adds a level of durability, such as 
improving impact resistance; acts as a thermal and fire barrier, and assists with the compatibility 
of adhesives. It is recommended that a ½” high-density polyisocyanurate roof cover board be 
added to the roof system upon replacement of the roof.  

Recommendation A006: 

Remove the existing roof system in its entirety and replace it with another mechanically fastened 
roof system/assembly that utilizes intermediate fastening for wall flashings to prevent wind loss.  
 

Budgetary Estimate: $ 200,220.00  

(The budgetary estimate listed is for replacement of the roof membrane only.) 
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Aerial Photo of Cody Auditorium Roof. 
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Item A007:  Interior Building Accessibility 

Description: 

The following building features need to be upgraded in order to be compliant with current 
accessibility standards: 

1. No ADA access between the club room and the auditorium. 

2. There are no ADA compliant bathrooms currently in the facility. 

3. Code complaint issues with stairs within the facility. 

4. The Cody Auditorium does not have an elevator which makes the Club Room, upper level, 
and the basement inaccessible and underutilized. 

5. The main floor of the Cody Auditorium contains inadequate infrastructure for some of the 
events it hosts especially with respect to multiple vendors that require power connections. 
Power for these events consists of multiple electrical boxes connected to each other with 
a 1” diameter power cable. These boxes and cables are strung along the main floor of the 
auditorium and constitute a tripping hazard.    

6. The building has a total occupant load of 1,249 persons which requires the following 
number of plumbing fixtures: 

a. Plumbing Fixture Requirements (Men): (5) Water closets and (4) Lavatories 

b. Plumbing Fixture Requirements (Women): (10) Water closets and (4) Lavatories 

c. (3) Drinking Fountains 

d. (1) Service Sink 

Currently, there are a total of (9) water closets and (6) lavatories. of the (9) water closets, 
(4) are designated for women, (4) are designated for men and (1) is considered unisex.   

Recommendation A007: 

1. Provide an elevator that services between the club room and the auditorium on an 
adjoining wall.  Budgetary Estimate:  $35,000-$60,000 (depending on type) 

2. Bathrooms need to be remodeled in their entirety and will need to expand into adjacent 
spaces in order to meet ADA accessibility standards, as well as implement additional 
fixtures in order to meet the code required fixture count for the building based on 
occupancy type.  
 

3.  Budgetary Estimate: $240,000 (based on $300/sf renovation costs – see attached 
estimate worksheet) 

4. Rebuild handrails and wing walls to meet proper heights and handrail extensions. 
 
 Budgetary Estimate: $15,000 

Page 100 of 150



Cody Auditorium 
Facility Condition Assessment    |     August 20, 2024 
 

Page 24 of 42 

 

Photo of non-ADA compliant bathroom stalls.  See ADA diagrams attached herein.   

 

 
Photo of non-ADA compliant drinking fountain. See ADA diagrams attached herein.   
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          Photo of non-complaint height on wing walls at top of stairs.  This requires a 42” top rail  

         with a 36” high handrail.  
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           Photo of incorrect height of handrails at stairs.  This is required to be at 36” above  

          the stair nosing.  
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Conceptual Diagram depicting women and men renovation space.  These main-level restrooms 
require significantly more square footage for a full ADA restroom with the adequate number of 
toilet stalls. 
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This conceptual diagram depicts the existing toilet room in the club room.  The existing space is 
not adequately sized for two toilets and would require additional space.  The area depicted here 
would potentially allow for two ADA stalls. 
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Item A008:  Commercial Kitchen 

Description:  

The kitchen appears to be adequate for its intended use from an equipment standpoint, but is 
fairly dated. The Owner has indicated that the kitchen is used more as a warming / catering 
kitchen, rather than a full-service commercial kitchen. It should be noted that (3) events utilize the 
kitchen in its full capacity.  

The interior finishes need to be upgraded to repair cracks in the plaster ceiling, repair drainage 
issues (see mechanical and plumbing narrative.), replace failing floor covering, and upgrade 
casework. Also of note, the floor structure in the kitchen may require repair due to water and/or 
other damage.  

Recommendation A008: 

Remodel the kitchen in its entirety to address the issues noted above and to function as a modern 
catering kitchen in lieu of a full-service commercial kitchen.  
 

Budgetary Estimate:  $ 20,000.00 – $90,000.00 

 

 

Photo of kitchen and equipment looking east.  
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      Photo of kitchen floor at sink. Note the floor finish is showing signs of water and other damage.    

      Enlarged photograph of damage to the kitchen flooring. Note the areas where the linoleum is  
missing exposing the sub-floor below as well as areas where the flooring material has bubbled 
due to  water intrusion and other damage. This location also presents a tripping hazard.   
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Item A009:  Interior Finishes 

Description: 

The primary interior finishes are acceptable but show their age. The existing wood floor in the 
auditorium space needs to be replaced as it has been sanded and re-finished multiple times, thus 
exposing the fasteners in multiple locations. It is also believed that the hardwood floor is original 
to the building making it an 83-year-old floor. Other floor finishes are deteriorating and possibly 
contain asbestos.  Much of the ceiling is showing signs of deterioration and staining of tiles, 
pointing to a roof leek or water infiltration.  The flooring in the kitchen is in disrepair and has 
significant cracks developing. The flooring in the basement and bathroom appears to be asbestos-
containing tiles. 

Recommendation A009: 

A general aesthetic upgrade could be performed to bring the building up to date. New finishes 
such as Paint, LVT, and Acoustical Ceiling Grid and Tile are some of the recommended finishes  
that would benefit the facility, modernize its appearance and provide better protection from daily 
wear.  Because of the wide variety and quality between finishes, the pricing can vary greatly, 
especially depending on the extent of replacement. 
 

Budgetary Estimate:  $20,000 - $150,000 

Photo of exposed fasteners in the main auditorium floor.   
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Photo of existing / original vinyl composition tile floor. This is an example of a floor finish material 
that may contain asbestos. It is also possible that the flooring mastic may contain asbestos as 
well.  

 
Photo of damage to linoleum floor with the original vinyl composition floor tile below.  
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  Photo of existing ceiling in club room. Stained and misshaped ceiling tiles are an indication of 
water damage and infiltration. 
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Photo of existing wall paneling in auditorium with deteriorating paneling. 
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Photo of deteriorating flooring in bathroom, which appears to be asbestos containing tile / mastic. 
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Photo of existing stage and open area. The stage rigging and curtain system is in disrepair and 
in need of replacement.  The current A/V system is also dated and likely will need replaced, 
dependent on the event taking place. 

 

Photo of side of auditorium space with existing built-in table and chair storage beneath the 
windows. 
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Item A010:  Auditorium Space 

Description:  

The main floor of the Cody Auditorium contains inadequate infrastructure for some of the events 
it hosts especially with respect to multiple vendors. Power for these events consists of multiple 
electrical boxes connected to each other with a 1” diameter power cable. These boxes and cables 
are strung along the main floor of the auditorium as shown below to deliver power to the vendors 
of a particular event.   

The boxes and cords are a tripping hazard and are not compliant with ADA Accessibility 
Standards as the change in elevation is greater than 1/2”. Also of note would be the number of 
cords a person would be required to navigate.  

Doors, windows, wall finishes, ceilings, lights, hardwood floor, stage and associated sound and 
lighting systems and general finishes have exceeded their lifespan and are due to be replaced.  

Recommendation A010: 

As the space under the main auditorium floor is a crawlspace; floor boxes can easily be placed, 
and recessed within the floor in a pattern that would cater to the needs of the City of Cody and 
prospective vendors as part of an electrical upgrade. See electrical engineers report.  

See Item 009: Interior Finishes for recommendations. Make necessary ADA Accessibility 
Upgrades, and replace doors and windows as identified in this report. See the attached M/E/P 
sections of this document for further recommendation.  

 

 
Photo of cable and floor boxes.   
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Photo of cable and floor boxes extended across auditorium floor.   

 

Budgetary Estimate:  N/A – See Electrical Investigation Report.  
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Item A011:  Basement 

Description: 

The images below depict water infiltration into the basement at the exterior windows depicted and 
described in Item A003.  

As mentioned in the Executive Summary, the space under the ‘Club Room’ has been converted 
into a warren of separate rooms and offices, the result of the space being leased to various 
tenants in years past and is currently underutilized. In addition to the above, the Basement is also 
not accessible. 

 
Recommendation A011: 

As per Item A003, replace the gutters and downspouts in their entirety. Provide downspout 
extensions to divert water away from the exterior of the building. In addition, repave and slope the 
alley to drain toward the center line of the alley, thus encouraging water to drain away from the 
building.  

In order to have a functional and usable space, the basement should be remodeled in its entirety. 
The first step would be to provide ADA access by means of an elevator, followed up by removing 
the existing partitions in their entirety and layout new spaces in a configuration, fit and finish that 
would benefit both the public and the City of Cody. Repair work to areas of the basement where 
evidence of water infiltration has occurred due to the existing condition of the roof gutters and 
downspouts would be further investigated and repaired; and the existing windows would be 
replaced with new modern functional windows.  

 

 

a.                                                                           b.  
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      c.  

Image a. and Image b. – Both images depict water infiltration into the building at the exterior 
windows in the alley as shown and described in Item A003. Note in both images, that the windows 
are covered with plywood and are identified with a Purple arrow. Image c. -  This image depicts 
damage to the ceiling in the mechanical room. The finish is in the process of peeling and it appears 
that portions of the ceiling have fallen as identified by the Purple arrow above.  

 

Budgetary Estimate:  $80,000 - $110,000 
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The City of Cody 

The Cody Auditorium 

    3.  CODE EVALUATION 
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2021 IBC Code Review Summary 

The existing building is a single-story (with basement and mezzanine) structure. There is a 
second-floor level with a smaller Club Room (banquet), kitchen, and entry that is the same finish 
floor elevation as the stage in the main auditorium. 

The original building was designed as a high school multipurpose gymnasium with a stage. The 
occupancy requirements when it was constructed was a different occupant load than is currently 
used. The following code specific noted apply to this facility.  

 The building is Type V-B, non-rated construction. 
 The building consists of a total square footage of 18,574 square feet. The main floor's 

square footage is 11,880 with a code allowable of 24,000 square feet per floor. 
COMPLIES 

 The primary occupancy is A-2, Assembly, with a total occupant load of 1,249 occupants, 
based on Table 1004.5 (see attached) concentrated use. 

 The exiting in the building is deficient for the occupant load determined, based on 
existing widths for the primary spaces. 

 The main auditorium north entry complies with the existing width; however, the occupant 
load requires 3 exit locations, each allowing for 4 ADA complying doors. The 3 exit 
locations must be distributed around the space equal to half the diagonal distance. The 
existing exit locations do comply with the distribution, not just the width of the doors. 
What could be considered the third required exit through the Club Room does not meet 
the stair or door width. Additionally, the doors in that location do not swing in the correct 
direction. 

 The smaller Club Room does require a second exit, and the doors between the main 
auditorium and the Club Room could be used, however, these doors should be 
considered the third required exit from the main auditorium. 

 The number of plumbing fixtures for the occupant load is deficient as well. The existing 
toilet rooms do not meet modern accessible requirements outlined in either the 2010 
Americans with Disabilities Act or ANSI 117 codes. 

See attached Code Evaluation Sheets CR1.1 & CR1.2 
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(TABLE 601)

REQUIRED RATING
UL LISTINGFIRE-RESISTANCE RATING - BUILDING ELEMENTS

ROOF CONST INCLUDING SUPPORT 
BEAMS AND JOISTS

FLOOR CONST INCLUDING SUPPORT 
BEAMS AND JOISTS

BEARING WALLS, INTERIOR

NONBEARING WALLS, INTERIOR
NONBEARING WALLS, EXTERIOR

BEARING WALLS, EXTERIOR

STRUCT FRAME, INCLUDING COLS, GIRDERS 
& TRUSSES

(SECTION 1005.1)

EGRESS WIDTH

STAIRWAY WIDTH PROVIDED
STAIRWAY WIDTH REQUIRED
STAIRWAY WIDTH PER OCCUPANT

OTHER EGRESS COMPONENT WIDTH PER OCCUPANT

(SECTION 602 & TABLE 601)
CONSTRUCTION CLASSIFICATION

(SECTION 503 & TABLE 503)

(SECTION 509)

(SECTION 507)

PER 506.4.1-1,2,3

ALLOWABLE AREA (SEPARATE OCCUPANCY)

UNLIMITED AREA BUILDING

MAXIMUM AREA [ALLOWABLE AREA OF 1ST FLR x STORIES]

ACTUAL AREA
SPECIAL PROVISION

BASE ALLOWABLE AREA (PER FLOOR) PER A-2

0 HOUR

0.3"
0.3"
0.3"

0.20"

24,000 SF

NO
N/A

TYPE
V-B

(TABLE 602)
REQUIRED RATINGFIRE-RESISTANCE RATING - FIRE SEPARATION DIST

< 5' (PARAPET REQUIRED PER SECTION 704.11.1)
>= 5' AND < 10'
>= 10' AND < 30'
>= 30'

1 HOUR
1 HOUR
0 HOUR
0 HOUR

(SECTION 903.3)
AUTOMATIC SPRINKLER SYSTEMS

(SECTION 1003)

(SECTION 1004.1)

MEANS OF EGRESS

DESIGN OCCUPANT LOAD 1249

(SECTION 709.1, 1018.1)

(SECTION 1018.1 & TABLE 1018.1)

(SECTION 1018.2,1005.1)

CORRIDORS

REQUIRED FIRE-RESISTANCE RATING

MINIMUM CLEAR WIDTH

0.0-HOUR

(SECTION 1020.1, TABLE 1020.1, SECTION 1021.2 & TABLE 1021.2)

EXITS

0 HOUR

0 HOUR

0 HOUR

0 HR / CLASS A

44" OR 
PER 1005.1

(SEE DWGS)

(SEE DWGS)

(SEE DWGS)

(SEE DWGS)

24,000 SF

11,880 SF

3

CODE REFERENCE MAIN 
LEVEL

(SECTION 503,504 & TABLE 503)

HEIGHT / 
STORIESALLOWABLE HEIGHT

NUMBER OF ALLOWABLE STORIES
ALLOWABLE HEIGHT

2
60 FT.

FIRE PROTECTION SYSTEMS
FIRE SPRINKLER SYSTEM: YES   NO
FIRE ALARM SYSTEM: YES                NO

X
X

0 HOUR
0 HOUR

3
ACTUALREQ'D.

FULLY SPRINKLERED

(SECTION 506.1)

IBC 2021 - GENERAL CODE REQUIREMENTS
NEW CONSTRUCTION

PROJECT NUMBER: 2439 BUILDING CODE APPLICABLE: 2021 IBC

PROJECT NAME: CODY AUDITORIUM

LOCATION: 1240 BECK AVENUE, CODY, WY 82414 

LOCAL ZONING:  N/A 

DESCRIPTION: N/A

OCCUPANCY: A-2

TYPE OF CONSTRUCTION:  V-B

ACTUAL OCCUPANT LOADS

CIRCULATION   0
TOILETS   0
ASSEMBLY: 7
KITCHEN:        200
STORAGE: 300
MEP: 300
OFFICE: 100
STAGE:        15
LOBBY:        7

OCCUPANT LOAD FACTORS

BASEMENT OCCUPANT LOAD =  16   
1ST FLOOR OCCUPANT LOAD           =  1,227
SECOND FLOOR OCCUPANT LOAD  =  6
TOTAL OCCUPANT LOAD =  1,249

PLUMBING REQUIREMENTS

GOVERNING CODES
BUILDING: 2021 IBC
LIFE SAFETY: 2021 IBC
HVAC: 2021 IMC
PLUMBING: 2021 IPC
ELECTRICAL: 2023 NEC
VOLUNTARY COMPLIANCE WITH MODEL ENERGY CODE ANSI A117.1

2 STORY - 35 FEET

5,617 BASEMENT + 11,880 1ST 
+ 1,080 2ND = 18,574 SF

WATER CLOSETS  (1:125 MALE, 1:65 FEMALE)

SINKS (1:200)

OCCUPANT 
LOAD

REQUIRED

(CHAPTER 29, TABLE 2902.1)
ASSEMBLY OCCUPANCIES MALE/FEMALE

PROVIDED

MALE/FEMALE

625

625

5 10

33

4 7

63
NOTE:  BOTH TOILET ROOMS IN THE CLUB ROOM ARE INCLUDED IN THE FIXTURE COUNT FOR FEMALE.

FIXTURE COUNTS ARE DEFICIENT CURRENTLY
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(TABLE 601)

REQUIRED RATING
UL LISTINGFIRE-RESISTANCE RATING - BUILDING ELEMENTS

ROOF CONST INCLUDING SUPPORT 
BEAMS AND JOISTS

FLOOR CONST INCLUDING SUPPORT 
BEAMS AND JOISTS

BEARING WALLS, INTERIOR

NONBEARING WALLS, INTERIOR
NONBEARING WALLS, EXTERIOR

BEARING WALLS, EXTERIOR

STRUCT FRAME, INCLUDING COLS, GIRDERS 
& TRUSSES

(SECTION 1005.1)

EGRESS WIDTH

STAIRWAY WIDTH PROVIDED
STAIRWAY WIDTH REQUIRED
STAIRWAY WIDTH PER OCCUPANT

OTHER EGRESS COMPONENT WIDTH PER OCCUPANT

(SECTION 602 & TABLE 601)
CONSTRUCTION CLASSIFICATION

(SECTION 503 & TABLE 503)

(SECTION 509)

(SECTION 507)

PER 506.4.1-1,2,3

ALLOWABLE AREA (SEPARATE OCCUPANCY)

UNLIMITED AREA BUILDING

MAXIMUM AREA [ALLOWABLE AREA OF 1ST FLR x STORIES]

ACTUAL AREA
SPECIAL PROVISION

BASE ALLOWABLE AREA (PER FLOOR) PER A-2

0 HOUR

0.3"
0.3"
0.3"

0.20"

24,000 SF

NO
N/A

TYPE
V-B

(TABLE 602)
REQUIRED RATINGFIRE-RESISTANCE RATING - FIRE SEPARATION DIST

< 5' (PARAPET REQUIRED PER SECTION 704.11.1)
>= 5' AND < 10'
>= 10' AND < 30'
>= 30'

1 HOUR
1 HOUR
0 HOUR
0 HOUR

(SECTION 903.3)
AUTOMATIC SPRINKLER SYSTEMS

(SECTION 1003)

(SECTION 1004.1)

MEANS OF EGRESS

DESIGN OCCUPANT LOAD 1249

(SECTION 709.1, 1018.1)

(SECTION 1018.1 & TABLE 1018.1)

(SECTION 1018.2,1005.1)

CORRIDORS

REQUIRED FIRE-RESISTANCE RATING

MINIMUM CLEAR WIDTH

0.0-HOUR

(SECTION 1020.1, TABLE 1020.1, SECTION 1021.2 & TABLE 1021.2)

EXITS

0 HOUR

0 HOUR

0 HOUR

0 HR / CLASS A

44" OR 
PER 1005.1

(SEE DWGS)

(SEE DWGS)

(SEE DWGS)

(SEE DWGS)

24,000 SF

11,880 SF

3

CODE REFERENCE MAIN 
LEVEL

(SECTION 503,504 & TABLE 503)

HEIGHT / 
STORIESALLOWABLE HEIGHT

NUMBER OF ALLOWABLE STORIES
ALLOWABLE HEIGHT

2
60 FT.

FIRE PROTECTION SYSTEMS
FIRE SPRINKLER SYSTEM: YES   NO
FIRE ALARM SYSTEM: YES                NO

X
X

0 HOUR
0 HOUR

3
ACTUALREQ'D.

FULLY SPRINKLERED

(SECTION 506.1)

IBC 2021 - GENERAL CODE REQUIREMENTS
NEW CONSTRUCTION

PROJECT NUMBER: 2439 BUILDING CODE APPLICABLE: 2021 IBC

PROJECT NAME: CODY AUDITORIUM

LOCATION: 1240 BECK AVENUE, CODY, WY 82414 

LOCAL ZONING:  N/A 

DESCRIPTION: N/A

OCCUPANCY: A-2

TYPE OF CONSTRUCTION:  V-B

ACTUAL OCCUPANT LOADS

CIRCULATION   0
TOILETS   0
ASSEMBLY: 7
KITCHEN:        200
STORAGE: 300
MEP: 300
OFFICE: 100
STAGE:        15
LOBBY:        7

OCCUPANT LOAD FACTORS

BASEMENT OCCUPANT LOAD =  16   
1ST FLOOR OCCUPANT LOAD           =  1,227
SECOND FLOOR OCCUPANT LOAD  =  6
TOTAL OCCUPANT LOAD =  1,249

PLUMBING REQUIREMENTS

GOVERNING CODES
BUILDING: 2021 IBC
LIFE SAFETY: 2021 IBC
HVAC: 2021 IMC
PLUMBING: 2021 IPC
ELECTRICAL: 2023 NEC
VOLUNTARY COMPLIANCE WITH MODEL ENERGY CODE ANSI A117.1

2 STORY - 35 FEET

5,617 BASEMENT + 11,880 1ST 
+ 1,080 2ND = 18,574 SF

WATER CLOSETS  (1:125 MALE, 1:65 FEMALE)

SINKS (1:200)

OCCUPANT 
LOAD

REQUIRED

(CHAPTER 29, TABLE 2902.1)
ASSEMBLY OCCUPANCIES MALE/FEMALE

PROVIDED

MALE/FEMALE

625

625

5 10

33

4 7

63
NOTE:  BOTH TOILET ROOMS IN THE CLUB ROOM ARE INCLUDED IN THE FIXTURE COUNT FOR FEMALE.

FIXTURE COUNTS ARE DEFICIENT CURRENTLY
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1,227 X .2 = 247" / 2 = 
123"/32" = 4 DOORS

EXITING REQUIREMENTS = 
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123"/32" = 4 DOORS

EXITING REQUIREMENTS = 
844X .3 / 2 = 126" - NOT 
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RECOMMEND ANOTHER EXIT OUT OF THIS SPACE
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City of Cody, Wyoming 
Facility Condition Assessment 

Cody Auditorium 
Structural Assessment 

 
INTRODUCTION 
In general, the building is in relatively good condition considering its age, and is currently well maintained.  
With continued proper care, the life of the structure can continue to be extended under normal loading 
conditions. 
 
The following section documents these visual observations of the accessible building components during 
the visit to the site, and provides the opinions of the structural condition of the building: 
 
STRUCTURAL OBSERVATIONS OF 
EXISTING CONSTRUCTION 
The structure of the building consists of wood framed 
roof on glu-lam curved beam frames with triple-wythe 
brick bearing walls with wood framed floor framing 
siting on concrete / brick foundation walls.  The 
building element descriptions of conditions below are 
primarily based on observations of structural 
elements exposed to view during the site visit on May 
3, 2024.   
 
FOUNDATION & BASEMENT LEVEL 
 
Descriptions & Conditions: 

Item S1 - Foundation Walls: The exterior foundation walls appear to be concrete and some locations 
of masonry, which is likely original to the building.  The walls, though much of the wall is below 
subgrade, appear to be in relatively good condition, with minimal cracking or deterioration where 
observed at the basement level 

 
Item S2 - Footings:  Footings under foundation wall were concealed and not observed at the time of 
the site visit. It is believed that the foundation system for the structure is currently adequate, for normal 
loading conditions.  No notable settlement or foundation wall cracking was observed in the building. 

 
Item S3 – Slab on Grade: The basement floors consist of a concrete slab on grade.  The slab shows 
minimal signs of deterioration or settling and is in relatively good condition throughout the building. 

 
Recommendations: Existing foundation systems appear to be holding up well and should continue to 
serve the building for the foreseeable future. 
 
ROOF LEVEL 
 
Description & Condition: 

Item S4 – Roof Framing:  The roof framing system of the original building appears to be wood framed 
dimensional lumber spanning between glu-lam curved roof beams and exterior masonry walls.  It 
appears to be adequate to support the loads it has experienced in its lifetime. 
 

Recommendations: Existing roof framing system appears to be holding up well and should continue to 
serve the building for the foreseeable future. 
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FLOOR FRAMING 
 
Description & Condition: 

Item S5 – Floor Framing:  The floor framing system of the original building appears to be wood 
framed dimensional lumber spanning between wood floor beams and exterior foundation walls.  It 
appears to be adequate to support the loads it has experienced in its lifetime. 
 

Recommendations: Existing floor framing system appears to be holding up well and should continue to 
serve the building for the foreseeable future. 
 
BEARING AND SHEAR WALLS 
 
Description & Condition: Exterior Walls: 

Item S6 – Exterior Walls:  The exterior walls of the building appear to consist of triple-wythe brick wall 
with stone wainscot.  Generally speaking, the existing condition of the brick and exposed mortared 
joints appears to be relatively sound with only a few minor cracks and deterioration of specific locations 
were observed. None require concern for structurally stability.  It also appears there have been 
previous repointing done in select areas that appear to be holding up well. 

 
Recommendations:  The exterior walls will need future repointing of key areas of the wall to ensure 
longevity of the building exterior.  These areas are shown in the photos below at specific locations. 
 
 
EXTERIOR SITE ITEMS 
 
Description & Condition: Exterior Slabs: 

Item S7 – Exterior Slabs:  The exterior slabs appear to be generally in good shape.  Some locations 
along the west side are showing signs of spalling and some slight settling at select locations 

 
Recommendations:  Select locations of uneven slab should be ground down or replaced to avoid tripping 
hazards.  Monitor future spalling of slab to ensure it does not compromise integrity of slab. 
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STRUCTURAL EVALUATION PHOTOS 
 

              
View of perimeter foundation walls (Items S1 & S2).   View of slab on grade (Item S3).    
               

                 
View of curved glu-lam beams (Item S4).     View of roof framing and decking (Item S4).   
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View of floor framing on footers (Item S5).                   View existing Cody cobble soils (Item S5).  
 

         
View of deteriorating grout (Item S6).   View of deteriorating grout (Item S6).        
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         View of uneven sidewalk and spalling (item S7). 
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Cody Auditorium 
 
 

MECHANICAL AND ELECTRICAL INVESTIGATION REPORT 
May 2024 

ACE JOB # 20BL5978 
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Facility Summary 

The Cody Auditorium was built around 1941 (currently 83 years old).  The facility houses a 
meeting hall, a commercial kitchen, a “club room”, storage areas, rest rooms, etc.  The main 
floor is approximately 12,600 SF.  There is a partial basement of approximately 6,000 SF of 
the main level and a small mezzanine of approximately 960 SF.   

 
Space  Sq. FT 
Basement 5560 
Club Room 1600 
Kitchen 483 
Auditorium 7700 
Foyer/entry/RR (2) 1575 
Mezzanine 1065 
Total                       17,983  

 
Owner: 
City of Cody, Wyoming 
 

Site Inspection 

A site inspection was conducted May of 2024.  The inspection was conducted by ACE 
representatives, Todd Meling and Bruce Hill. 

History 

The facility was built around 1941.  Major renovations are noted as follows: 
  
1960:  The Dance and Banquet Room was remodeled into the “Club Room.” 
1998:  Boiler Plant Replacement  
2022:  Fire Sprinkler System Addition 
 
Report Abbreviations 

Throughout the report the following abbreviations are utilized for brevity to keep report 
length shortened 
 
IBC: International Building Code 
IMC: International Mechanical Code 
IPC: International Plumbing Code 
IFC: International Fire Code 
IECC:  International Energy Conservation Code 
NEC: National Electrical Code 
NFPA: National Fire Protection Association 
IECC: International Energy Conservation Code 
GFCI: Ground Fault Circuit Interrupting 
TBB: Telephone Back Board 
CCTV: Closed Circuit Television 
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MECHANICAL INVESTIGATION REPORT – CODY AUDITORIUM 
 
Organization of Report: 

The mechanical report is organized into two sections, the first section includes mechanical 
infrastructure.  The first section titled “Mechanical Infrastructure” includes the boiler plant 
and the domestic hot water system.  

The “Mechanical Analysis – Individual Areas” sections examines the facility by area and 
focuses on the specific mechanical devices serving the rooms and spaces of each building 
area.   Throughout the report references are made to specific code sections that apply.  
Code abbreviations (e.g. IBC, IMC, UPC, and IFC) are used for brevity. Refer to the list of 
codes in the report introduction to understand each abbreviation. 

Mechanical systems inspected include the following: 

 Heating Ventilation and Air Conditioning (HVAC) systems. 

 Temperature controls 

 Plumbing systems including domestic water heating equipment, water and 
sewer. 

 Fire Protection Systems 

MECHANICAL ANALYSIS - INFRASTRUCTURE: 

MI001 Central Heating and Cooling Plants 

Description: 

The HVAC system throughout the building consists of one central heating and ventilating 
unit that serves the original main hall, roof mounted evaporative “swamp” coolers, a kitchen 
hood with wall mounted exhaust fan, a boiler plant and many radiators with associated 
steam and condensate piping. 

The heating plant consists of one low pressure (9psi) steam boiler located in a basement 
boiler room.  The boiler provides heating water to radiators, a heating and ventilating unit, 
cabinet unit heaters and unit heaters.   

The existing single atmospheric boiler is natural gas fired.  The Weil-McLain brand boiler 
has a 1560 MBH input rating.  The model is LGB-13.  The age of the boiler is currently 26 
years old, and was installed in 1998.   There is no redundancy in the boiler plant.  If the 
boiler is down due to a maintenance outage or other reasons, there is no heat to the 
buidling.  This could quickly lead to an emergency situation with the potential to freeze the 
plumbing and fire suppression systems in the facility. 

A condensate return system/pump/deaerator is installed (Shipco model CS-B) is in fair 
condition and due for replacement.  It was installed in 1998. 

An emergency boiler shut down switch is provided in the boiler room. 

Venting: The boiler is vented up into a brick chimney. The chimney is not lined.  This is 
currently required by code. 

Combustion Air:  Combustion air is provided by a pair of intake hoods in the exterior wall of 
the boiler room.  One of the hoods is ducted to 12” above the floor with an “anti-dump” 
termination box.  The second hood comes in within 12” of the ceiling and is open to the 
room.  At the time of the inspection, one of the openings was blocked off entirely and the 
second was 90% blocked.  This style of combustion air opening can lead to very cold boiler 
rooms that can lead to discomfort and potentially frozen water pipes.  As a result, these 
openings are frequently blocked.  However, lack of combustion air can be a serious safety 
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concern.  This condition should be addressed.  The combustion air intakes are located in the 
alley with the opening just above grade.  This is a concern due to high levels of snow and 
snow plowing in the alley.  These intakes may be covered with snow during the winter. 

Emergency shut down:  An emergency shut down switch is provided at the boiler room exit 
and appears to be code compliant. 

 

Recommendation MI001A: 

Prepare funding and planning to replace the boiler with a pair of new condensing, 
sealed combustion hot water boilers to provide reliable service and a level of 
redundancy.  The boiler is 26 years old and approaching the end of its useful life.  
Replacement with a sealed combustion boiler would eliminate the combustion air 
and pipe freeze issue in the boiler room.  Required venting replacement during the 
boiler replacement would resolve the non-compliant chimney venting. 

 
This will require the replacement of a majority if not all piping, heaters and terminal 
devices.  This is addressed in a separate line item. 

 
Budget Cost:  $370,000 

 

MI002 Domestic Water Service 

Description: 

The domestic water service is located in the basement boiler room and appears to be 
adequate for the building operation.  The 1.5” service provides water for domestic service.  
However any major renovation or switching to flush valve toilets would require a service 
upgrade.  No backflow preventer is visible.   

Recommendation MI002: 
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Provide a backflow preventer to ensure compliance with the city’s public works 
requirements.  Confirm there is not a backflow device in the water meter. 
Budget Cost:  $10,000 

 

MI003 Piping and Valving 

Description: 

Piping throughout the facility appears is not appropriately insulated nor fire caulked, and is 
not labeled.  Labeling allows accurate and quick determination of piping functions in 
emergency situations.   

Recommendation MI003: 

Insulate, fire caulk and label all piping in facility for function and flow direction.  
Labeling allows for quick determination of function and flow direction.  This can aid 
maintenance personnel to make quick decisions in an emergency, such as a pipe 
break.  This work should not be done if the boiler plant replacement/conversion to 
hot water is going to be done in the near future. 

 
Budget Cost:  $40,000 

 

MI004 Fire Protection/Fire Riser 

Description: 

This building is fully fire sprinklered.   The sprinklers were added to the facility in the 2021-
2022 timeframe. There is clear visual evidence (mud, water stains) of some basement 
flooding in this water riser room.  Unsure if this was from water intrusion or backflow/piping 
issues. 

Recommendation MI004: 

None 
 

Budget Cost:  N/A  

 

Item MI005 Domestic Water Heating Plant 

Description:  

Domestic water heating system consists of gas fired storage type water heater.  A single 
water heater is located in the boiler room.  The unit is a Bradford White 75 gallon gas-fired 
water heater with a 76,000 btu/hour input.  It likely still has useful life remaining. 

Recommendation MI005A: 

Replace Domestic HW Heater for Laundry in the next 5 years 
 

Budget Cost:  $5000 
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Boiler, venting and water heater. 
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Water Service into building 
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Fire Riser 
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Item MI006 Natural Gas Supply to Site 

Description:  

The natural gas meter is located in the alley.  The natural gas delivery pressure is 7” WC to 
the building.  Due to the location, this gas meter is subjected to close vehicle traffic.  We 
would recommend some bollards around the assembly. 

Recommendation MI006: 

Add Bollards 
 

Budget Cost:  $4500 

 
Natural gas regulator with gas line to boiler room.  Combustion air hood near ground level. 

 

Item MI007 Roof Drainage 

Description:  

Roof drainage is handled via gutters and downspouts.  The gutters and downspouts are old 
and many are dented and unsightly.  See architectural report for more information. 
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Roof Gutter and downspout 

 

Item MI008 Temperature Controls: 
 
The temperature controls in the building are entirely stand-alone pneumatic.   
 

Recommendation MI008:  It is recommended that all new HVAC equipment be 
provided with electric controls and include a BACnet DDC Building Management 
System. 

 
Budget Cost:  $120,000  
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Mechanical Analysis for Individual Areas: 

 
Item M101:  Kitchen HVAC 
The kitchen in the facility is a heavily used commercial kitchen with a commercial range, 
oven, dishwasher, etc.  The kitchen has 3-compartment sink, commercial dishwasher, pre-
rinse station.  The HVAC for this area includes a short circuit style Type 1 kitchen hood that 
has a chemical fire suppression system in place.  There is no tempered make-up air for the 
kitchen exhaust.  The lack of tempered fresh air is a code violation.  There is no hood over 
the oven. 
 
Drainage appears to be an issue with deterioration in the flooring material showing evidence 
of water damage.  Some indirect drainage utilizes improper air gaps.  Some direct drains are 
not code compliant.  One of the sinks has a drain leak apparent from the partially full plastic 
tub under the sink. 
 
 

 
View of kitchen 
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Kitchen equipment under the hood – no hood over oven 

Recommendation M101A:   

Provide type 2 hood over the oven. 

Budget Cost:  $15,000 

 

Recommendation M101B:   

Provide code required tempered make up air for the kitchen exhaust. 

Budget Cost:  $25,000 

 

Recommendation M101B:   

Provide code required hood over dishwasher. 

Budget Cost:  $15,000 

 

 

Item M102  Building HVAC Systems: 
 
The building does not have conventional mechanical ventilation in most locations of the 
building other than the 8200 SF auditorium/stage area of the building and this HVAC system 
is due for full replacement.   
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There is no mechanical exhaust from the rest rooms. 

Recommendation M102A: 

Provide exhaust in the rest rooms. 
 

Budget Cost:  $2500 

 
The Auditorium and Banquet/Club rooms do have evaporative “swamp” coolers that can be 
used to ventilate and provide some comfort cooling in the summer. 
 

Recommendation M102B: 

Provide a code compliant mechanical system for building including the Club Room, 
main auditorium space, auxiliary first floor spaces, mezzanine and basement with 
appropriate ventilation per the IMC.  The current building does not have code 
required ventilation except in the main hall.  The main hall unit is due for 
replacement. 

 
Budget Cost – Club Room:  $96,000 

Budget Cost – Auditorium:  $462,000 

Budget Cost – Ancillary First Floor Spaces:  $94,500 

Budget Cost – Mezzanine:  $63,900 

Budget Cost – Basement:  $200,000 

 

Plumbing Analysis for Individual Areas: 

 
Item P101:  Plumbing Fixtures and Piping:   
The existing plumbing fixtures are quite old and in poor condition.  The piping supplying the 
fixtures is also dated.  We recommend piping replacements throughout as funding allows.  
This would accommodate ADA modifications. 
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Odd-  Urinal in basement mechanical room 
 

Item P101:  Plumbing Fixtures 
The plumbing fixtures are dated and need to be replaced with new.  We can re-use 
any newer components that are in good condition, such as flush valves. 
Budget Cost – Club Room:  $60,000 

 
Item P102:  Piping Replacement  
The plumbing piping is dated and recommend it be replaced with new to prevent 
future leaks, water and sewer damage. 
Budget Cost – Club Room:  $60,000 

 
Item P103:  Piping In Exterior Wall 
The piping in the exterior wall should be relocated to a heated space.  This is typical 
of 1 location. 
Budget Cost – Club Room:  $800 
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ELECTRICAL 
 
Power Distribution: 

 The power distribution system to the building is served from an overhead service.  
There are multiple service points that include 120/240 volt 1 phase and 120/240 volt 
3 phase.  The building has multiple service disconnects located in many different 
locations of the building.  The number of disconnects exceeds the allowable number 
of disconnects per NEC Article 230.71 (no more than 6).  Additionally, the 
disconnects are not properly labeled in accordance with NEC Article 110.22 (A). 

 There are 2 electrical panels in the boiler room that are mounted too high, the circuit 
breaker handles do not comply with NEC Article 404.8 (A). 

 There are multiple panels in the building that appear to be original panelboards that 
are manufactured by Federal Pacific.  Therse panelboards have exceeded the end of 
their useful life and cannot be considered reliable. 

Recommendations 
 Upgrade the service to a new 120/208 volt 3 phase service with a single Disconnect. 

Estimated Cost $40,000. 
 Replace all Federal Pacific Electrical Panelboards with new panelboards. Estimated 

Cost $20,000. 
 Relocate the panel in the Boiler room so the circuit breaker is no more than 6’7” 

above the finished floor or build platform with working space requirements to comply 
with NEC 404.8 (A). Estimated Cost $2,000. 
 
 

Receptacles 
 Receptacle outlets throughout the building are not Tamper Resistant receptacles.  

The installed receptacle outlets do comply with the code that they were installed 
under. 

Lighting 
 The existing luminaire system is primarily fluorescent lights.  There are some 

specialty luminaires such as up lights in the Auditorium that have incandescent light 
bulbs.  Storage and other miscellaneous spaces in the basement have incandescent 
luminaires. 

 The main level appears to have adequate lighting levels in the spaces they serve.  
There are many spaces in the basement where the lighting is not functional and/or 
lamps are burned out. 

 The exit signs are combination units with Exit and Flood Light luminaires with battery 
backup.  There are few emergency luminaires that do not operate properly.  Some 
areas do not comply with the emergency lighting level requirements per IBC 1008.3 
that include interior exit access stairways, exit passageways, and exterior landing. 
 

Recommendations 
 Replace the emergency exit/ flood lighting with new combination LED type 

emergency exit/floodlight with battery backup luminaires. Estimated Cost $2,500. 
 Provide additional emergency lighting in the Egress travel areas to comply with IBC 

1008.3. Estimated Cost $2,000. 
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 Replace the incandescent luminaires with LED type luminaires. Estimated Cost 
$3,000. 

Fire alarm 
 The fire alarm system is an Addressable Analog system manufactured by Potter, 

Model IPA-100 and appears to have been installed in 1998.   
 At the time of our site visit, the Fire Alarm panels had trouble and a supervisory 

alarm. 
 The Fire Alarm panel does not have a Fire Alarm Inspection sticker as required by 

NFPA 72. 
 The Fire Alarm System monitors the Fire Sprinkler water flow and tamper switches.   
 There is one Manual Fire Alarm pull station at the main entrance of the building. 
 There is a Fire Alarm Annunciator on the main entrance of the building.  The Fire 

Alarm Annunciator is not functioning. 
 The are also Smoke detectors throughout the building in various spaces.  The smoke 

detector coverage does not provide full coverage in the spaces they are installed in 
per NFPA 72. 

 There are non-system fire alarm system smoke detectors in various spaces 
throughout the building that is a violation of NFPA 72. Where there is a Fire Alarm 
system in the building, they shall be connected to the fire alarm panel. 

 Fire Alarm notification consists of Horn and Strobe in strategic locations in the 
building.  Full coverage notification does not meet the requirements of IBC 907.2.1. 

Recommendations 
 Determine and correct the Trouble and Supervisory Alarms. Estimated Cost $1,500. 
 Provide additional Smoke Detectors in areas that lack the required coverage and add 

Smoke Detector in corridors and common spaces. Estimated Cost $50,000. 
 Provide notification throughout the building to comply with IBC 907.2.1 and NFPA 72. 
 Repair or replace the Fire Alarm Annunciator. Estimate Cost $60,000. 
 Test the Fire Alarm System and install inspection sticker per NFPA 72. Estimate Cost 

$5,000. 
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605 S. Adams 

Laramie, WY 82070 

(307)742-5706 

fax (307) 721-2119 

July 15th, 2024 

Plan One Architects 
2225 W. Yellowstone Ave. 
Suite 4 
Cody, WY 82414 
 
ATTN: Taylor Lee 
 
RE: Cody Auditorium Roof Evaluation 
 
A roof inspection was performed at 1240 Beck Ave. on the Cody Auditorium. The roof areas are approx. 13,348 square 
feet in total. The roofing system is a mechanically fastened Firestone Ultra-Ply 78 PVC membrane installed over 3 inches 
of polyisocyanurate insulation secured to 1” thick plank decking. This roof system was installed in May of 1992 with its 
manufacturer warranty expiring in May of 2002.  
 
Many areas of previously repaired damage were visible in the valley areas, several areas where heat welded patches 
were attempted have since been repaired with varying peel and stick materials indicating that the membrane is no 
longer in a “weldable” condition, making future repairs very limited. The sealants at all penetrations and atop 
termination bars has deteriorated along with the masonry joints, leaving many points for water to enter. It was also 
observed that all of the evaporative coolers were in service, and that the roof membrane and wall flashings were 
“pillowing” from positive pressure within the building. With the age of the roof being 32 years the overall condition of 
the membrane, detail work, and attachment remain in reasonably good repair.  
 
It is our opinion that the roof be replaced within the next several years to protect the integrity of the building. With the 
moisture content from the evaporative cooling along with the over pressure of the building it is advised that another 
mechanically fastened roof assembly be installed with intermediate fastening for wall flashings to prevent wind loss. 
 
 
 
Sincerely, 
 
 
 
 
Jeremiah McAlpine 
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Project:  

Project No:  2429

Project Phase:  Building Survey

Documents Dated:  08.20.2024

106,000.00$                       

745,220.00$                       

-$                                    

1,644,200.00$                    

306,700.00$                       

2,802,120.00$               

196,148.40$                       

2,998,268.40$               

Architectural/ Engineering Services 9% 269,844.16$                       

Asbestos 100,000.00$                       

12,000.00$                         

3,380,112.56$       

 

Total Projected Renovation Cost: 

Subtotal Construction Costs

CONSTRUCTION COSTS:

General Conditions

Architectural 

Electrical

PROJECT SOFT COSTS: 

Structural

Total Construction Costs

7% General Contractors Overhead and Profit

Cody Auditorium

Testing and Inspections

PROJECTED CONCEPTUAL COST ESTIMATE

Mechanical
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