CITY OF ELKO Website: www.elkocitynv.gov

P I a n n I n g De partment Email: planning@elkocitynv.gov

1751 CollegeAvenue - Elko,Nevada89801 - (775)777-7160 - Fax(775)777-7219

PUBLIC MEETING NOTICE

The City of Elko Planning Commission will meet in a regular session on Tuesday, October 2, 2018
in the Council Chambers at Elko City Hall, 1751 College Avenue, Elko, Nevada, and beginning
at 5:30 P.M., P.D.S.T.

Attached with this notice is the agenda for said meeting of the Commission. In accordance with
NRS 241.020, the public notice and agenda were posted on the City of Elko Website at
http://www .elkocitynv.gov/, the State of Nevada’s Public Notice Website at https://notice.nv.gov,
and in the following locations:

ELKO COUNTY COURTHOUSE- 571 Idaho Street, Street, Elko, NV 89801

Date/Time Posted:  September 26, 2018 2:10 p.m.
ELKO COUNTY LIBRARY - 720 Court Street, Elko, NV 89801

Date/Time Posted: September 26, 2018 2:05 p.m.
ELKO POLICE DEPARTMENT - 1448 Silver Street, Elko NV 89801

Date/Time Posted: September 26, 2018 2:15 p.m.
ELKO CITY HALL- 1751 College Avenue, Elko, NV 89801

Date/Time Posted: September 26, 2018 2:00 p.m.

Posted by: Shelby Archuleta, Planning Technician %MJQJA@A M/u )ﬂlj?;)
Name Title / Signature

The public may contact Shelby Archuleta by phone at (775) 777-7160 or by email at
sarchuleta@elkocitynv.gov to request supporting material for the meeting described herein. The
agenda and supporting material is also available at Elko City Hall, 1751 College Avenue, Elko,
NV.

Dated this 26'" day of September, 2018.
NOTICE TO PERSONS WITH DISABILITIES
Members of the public who are disabled and require special accommodations or assistance at the

meeting are requested to notif'y the City of Elko Planning Department, 1751 College Avenue, Elko,
Nevada, 89801 orbycalling(775) 777-7160.




CITY OF ELKO
PLANNING COMMISSION
REGULAR MEETING AGENDA
5:30 P.M., P.D.S.T., TUESDAY, OCTOBER 2, 2018
ELKO CITY HALL, COUNCIL CHAMBERS,
1751 COLLEGE AVENUE, ELKO, NEVADA

CALL TO ORDER

The Agenda for this meeting of the Elko City Planning Commission has been properly posted
for this date and time in accordance with NRS requirements.

ROLL CALL
PLEDGE OF ALLEGIANCE
COMMENTS BY THE GENERAL PUBLIC
Pursuant to N.R.S. 241, this time is devoted to comments by the public, if any, and discussion
of those comments. No action may be taken upon a matter raised under this item on the agenda
until the matter itself has been specifically included on a successive agenda and identified as
an item for possible action. ACTION WILL NOT BE TAKEN
APPROVAL OF MINUTES
September 6, 2018 — Special Meeting FOR POSSIBLE ACTION
I. NEW BUSINESS
A. MISCELLANEOUS ITEMS, PETITIONS, AND COMMUNICATIONS
1. Review and consideration of Site Plan Review No. 1-18, filed by The State of
Nevada for approval of the location of an accessory building in the PQP (Public,
Quasi-Public) Zoning District. FOR POSSIBLE ACTION
The subject property is located generally on the northwest side of Idaho Street,
approximately 450’ northeast of Convention Drive. (1951 Idaho Street —APN 001-
560-002)
II. REPORTS
A. Summary of City Council Actions.

B. Summary of Redevelopment Agency Actions.

C. Professional articles, publications, etc.



1. Zoning Bulletin
D. Preliminary agendas for Planning Commission meetings.
E. Elko County Agendas and Minutes.

F. Planning Commission evaluation. General discussion pertaining to motions, findings, and
other items related to meeting procedures.

G. Staff.
COMMENTS BY THE GENERAL PUBLIC

Pursuant to N.R.S. 241, this time is devoted to comments by the public, if any, and discussion
of those comments. No action may be taken upon a matter raised under this item on the agenda
until the matter itself has been specifically included on a successive agenda and identified as
an item for possible action. ACTION WILL NOT BE TAKEN

NOTE: The Chairman or Vice Chairman reserves the right to change the order of the agenda
and if the agenda is not completed, to recess the meeting and continue on another
specified date and time. Additionally, the Planning Commission reserves the right to
combine two or more agenda items, and/or remove an item from the agenda, or delay
discussion relating to an item on the agenda at any time.

ADJOURNMENT
Respectfully submitted,
§
C oo Lagn.
A

Cathy L au
City Pla



CITY OF ELKO
PLANNING COMMISSION
SPECIAL MEETING MINUTES
5:30P.M.,P.D.ST. THURSDAY, SEPTEMBER 6, 2018
ELKOCITY HALL, COUNCIL CHAMBERS,
1751 COLLEGE AVENUE, ELKO, NEVADA

NOTE: Theorder of the minutesreflectsthe order business was conducted.
CALL TO ORDER

Jeff Dalling, Vice-Chairman of the City of Elko Planning Commission, called the meeting to
order at 5:30 p.m.

ROLL CALL

Present: Jeff Dalling
John Anderson
Stefan Beck

TeraHooiman
Excused: David Freistroffer
Evi Buell
lan Montgomery
City Staff Present:  Scott Wilkinson, Assistant City M anager
Cathy Laughlin, City Planner
Bob Thibault, Civil Engineer
Shelby Ar chuleta, Planning Technician
PLEDGE OF ALLEGIANCE
COMMENTSBY THE GENERAL PUBLIC
There were no public comments made at this time.
APPROVAL OF MINUTES
August 7, 2018 — Regular Meeting FOR POSSIBLE ACTION
***Motion: Approvethe August 7, 2018 Minutes as presented.
Moved by Tera Hooiman, Seconded by John Anderson.

*Motion passed unanimously. (4-0)

. NEW BUSINESS
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B. MISCELLANEOUSITEMS, PETITIONS, AND COMMUNICATIONS

1. Review, consideration and possible action on atransfer of Conditional Use Permit
No. 4-86 to new property owner, filed by Cristina Giammalvo on behalf of Kathern
L. Stringfield, which would allow for a child care center and a preschool withinaR
(Single-Family and Multi-Family) Zoning District, and matters related thereto. FOR
POSSIBLE ACTION

The location of said property is generally on the northwest corner of the intersection
of 2" Street and Sewell Drive. (1737 Sewell Drive — APN 001-640-035).

Cathy Laughlin, City Planner, explained that this existing CUP 4-86 was conditionally approved
by the Planning Commission on September 16, 1986. There were two conditions that were stated
in the Conditional Use Permit, and they have been satisfied. Kathy Stringfield is the current
permittee of Conditional Use Permit 4-86, she is the owner of the property and is selling the
property and the business to the applicant. They stated that they were proposing that the transfer
would be done around Oct 1, 2018. CUP 4-86 was recorded with the Elko County Recorder’s
Office. It is specific to being a child care center and at the address of 1737 Sewell Drive. The
proposed transfer is not conflicting with the approved use or the specific property. The property
is currently being ran as Noah’s Ark Daycare Center, and the existing structure was permitted on
April 22, 1988. Ms. Laughlin continued to go over the City of Elko Staff Report dated July 31,
2018. Staff recommended approval with the conditions listed in the Staff Report. One additional
condition was added, which was that the transfer of Conditional Use Permit 4-86 shall be
recorded with the Elko County Recorder’s Office after the recordation of the Deed of Sale to
Cristina Giammalvo. Thisisto occur within one year of approval of the Conditional Use Permit
Transfer by the Planning Commission, or the transfer will automatically |apse and be of no
effect.

Bob Thibault, Civil Engineer, had no comments and recommended approval.

Scott Wilkinson, Assistant City Manager, had no comments and recommend approval as
presented by staff.

Ms. Laughlin stated that the Fire Department did not have any conditions or requirements.

***Motion: Approvethetransfer of Conditional Use Permit No. 4-86 subject to the
conditionsin the City of Elko Staff Report dated July 31, 2018, listed asfollows:

Conditions as stated in approved CUP 4-86:
1. The parking spaces are to be located entirely upon the applicants property along 2™
Street, and frontage along Sewell Drive be designated a loading zone, with no parking
allowed during the hours of operation.

2. This conditiona use permit shall automatically lapse and be of no effect one year from
the date of its issue unless the permit holder is actively engaged in developing the
specific property to the use for which this permit isissued.
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Planning Department Condition:
1. Thetransfer of CUP 4-86 shall be recorded with the Elko County Recorder’s office

after the recordation of the deed of sale to Cristina Giammalvo. Thisto occur within 1
year of approval of the CUP transfer by the Planning Commission or the CUP transfer
will automatically lapse and be of no effect.

Commissioner Beck’s findings to support his recommendation was the existing conditional
use per mit is consistent with the Land Use Component of the Master Plan. The existing
conditional useis consistent with the Transportation Component of the Master Plan. The
proposed use, intensity of use and limitations of intensity of use will not create any
significant cumulative issues on the existing transportation system. Thetransfer of
Conditional Use Permit isin conformance with the Wellhead Protection Plan. Thetransfer
of the existing conditional use permit isin confor mance with Section 3-2-3 of City Code.
The existing conditional use permit isin conformance with Section 3-2-5(E)(3) of City
Code. With thefiling of the application for thetransfer from per mittee to new owner, the
applicant isin conformance with Section 3-2-18 of City Code. The property as developed is
in conformance with City Code 3-2-17 as legal non-confor ming.

Moved by Stefan Beck, Seconded by Tera Hooiman.
*Motion passed unanimously. (4-0)

2. Review, consideration, and possible action and possible approval of Final Plat No.
11-18, filed by Parrado Partners, LP, for the devel opment of a subdivision entitled
Great Basin Estates Phase 3 involving the proposed division of approximately 9.65
acres divided into 38 lots for residential development within the R (Single Family
and Multiple Family Residential) Zoning District, and matters related thereto. FOR
POSSIBLE ACTION

The subject property is located generally at the extension of Village Parkway and
Opa Drive. (001-633-030).

Robert Capps, 1706 Flagstone Drive, stated that he was ok with the conditions as presented. The
Final Plat complies exactly with the Preliminary Plat.

Ms. Laughlin went over the City of Elko Staff Report dated August 23, 2018. Staff
recommended conditional approval based on the findings and conditions listed in the staff report.

Mr. Thibault recommended approval as presented by Ms. Laughlin.

Ms. Laughlin stated that the Fire Department had no concerns.

Mr. Wilkinson recommended approval as presented by staff.

***Motion: Forward arecommendation to City Council to conditionally approve Final

Plat No. 11-18 subject to the conditionsin the City of Elko Staff Report dated August 23,
2018, listed asfollows:
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1. TheDeveloper shall execute a Performance Agreement in accordance with Section
3-3-44 of city code. The Perfor mance Agreement shall be secured in accordance
with Section 3-3-45 of city code. In confor mance with Section 3-3-44 of city code, the
public improvements shall be completed within atime of no later than two (2) years
of the date of Final Plat approval by the City Council unless extended as stipulated
in city code.

2. ThePerformance Agreement shall be approved by the City Council.

w

The Developer shall enter into the Performance Agreement within 30 days of
approval of the Final Plat by the City Council.

The Final Plat isapproved for 38 single family residential lots.

The Utility Department will issue a Will Serve Letter for the subdivision.
State approval of the subdivision isrequired.

Conformance with Preliminary Plat conditionsisrequired.

Civil improvements are to comply with Chapter 3-3 of City code.

© © N o g

The Owner/Developer isto provide the appropriate contact information for the
qualified engineer and engineering firm contracted to over see the project along with
therequired inspection and testing necessary to produce an As-Built for submittal
to the City of Elko. The Engineer of Record isto ensureall materials meet the latest
edition Standard Specifications for Public Works. All Right —of-Way and utility
improvements areto be certified by the Engineer of Record for the project.

10. An engineer’s estimate for the public improvements shall be provided prior to the
final plat being presented to the City Council to allow for finalization of the
required Performance Agreement.

11. Modify Planning Commission approval jurat to the 3’ day of May, 2016 prior to
City Council approval.

Commissioner Beck’s findings to support his motion was that the Final Plat for Great
Basin Estates Phase 3 has been presented before expiration of the subdivision proceedings
in accordancewith NRS 278.360(1)(a)(2) and City Code. The Final Plat isin conformance
with the Preliminary Plat. The proposed subdivision isin conformance with the Land Use
Component of the Master Plat. Based on the modification of standardsfor lot dimensions
granted under the preliminary plat application, the proposed development conformswith
Sections 3-3-20 through 3-3-27 (inclusive). The Subdivider shall beresponsiblefor all
required improvementsin conformance with Section 3-3-40 of City Code. The Subdivider
has submitted civil improvement plansin confor mance with Section 3-3-41 of City Code.
The plans have been approved by City Staff. The Subdivider has submitted plansto the
City and State agenciesfor review toreceive all required permitsin accordance with the
requirements of Section 3-3-42 of City Code. The Subdivider has submitted civil
improvement planswhich arein conformance with Section 3-3-43 of City Code. The
Subdivider will berequired to enter into a Performance Agreement to conform to Section
3-3-44 of City Code. The Subdivider will berequired to provide a Perfor mance Guar antee
as stipulated in the Perfor mance Agreement in conformance with Section 3-3-45 of City
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Code. Based on the modification of standardsfor lot dimensions granted under the
preliminary plat application, the proposed development conformsto Sections 3-2-3, 3-2-4,
3-2-5(E), 3-2-5(G) and 3-2-17 of City Code. The proposed development isin conformance
with Section 3-8 of City Code. The subdivision isin conformance with 3-8 Floodplain

M anagement.

Moved by Stefan Beck, Seconded by John Ander son.

*Motion passed unanimously. (4-0)

A. PUBLIC HEARING

1. Review, consideration, and possible action on Variance No. 9-18, filed by Moises
Luna for a reduction of the required interior side yard setback from 5 1/2” to 0’ and
the required rear yard setback from 10’ to 0" for an accessory building within an R
(Single-Family and Multi-Family Residential) Zoning District, and matters rel ated
thereto. FOR POSSIBLE ACTION

The subject property is located generally on the north side of Benti Way,
approximately 257’ east of Spruce Road. (927 Benti Way - APN 001-621-015)

Ms. Laughlin went over the City of Elko Staff Report dated August 23, 2018. Staff had two
different recommendations, if it is denied why, or if it is conditionally approved there are
conditions listed in the Staff Report. She then she showed some photos and explained them. The
property owner did put in adrain between the shed and the fence to capture any drainage, but the
roof of the shed does shed water towards the property owner’s property and the Peace Park. She
explained that there'were two windows on the rear of the house, that if the shed was located
within the setbacks they would be blocked, restricting egress.

Commissioner Stefan Beck asked if it was enough of aviolation of any codes that that could not
be allowed.

Ms. Laughlin explained that that’s why there was a VVariance application. A Variance would
bring the property into conformance with the Elko City Code, if approved. If the Varianceis
denied the applicant will be required to remove the shed. The setback of the rear, towards the
Peace Park, is 10 feet, and side setback is 5 %o feet. TheFire Department recommended denial
and had the same concerns that the rest of staff had. If approved the shed would be required to
comply with fire rating standards.

Mr. Thibault recommended denia based on the shed being on an existing easement. There can’t
be structures on easements. Alternatively, if the Planning Commission were to approve the
Variance, the applicant would be required to vacate the easement.

Mr. Wilkinson stated that the City Manager had a recommendation for denial based on staff
report findings.
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Commissioner Tera Hooiman asked if the applicant turned the shed to face the back of the house
if he would lose the two bedrooms.

Ms. Laughlin explained that there would be two feet between back of the house and the front of
the shed.

Commissioner Hooiman said that wouldn’t work.

Ms. Laughlin explained that the windows were bedroom windows, they are required to have an
egress out of the bedroom, and there is a clearance required by Building Code. If the applicant
were to build the shed on the other side of the property it would be close to the flood zone. She
stated that it was unfortunate that lot is 6,600 square feet. The minimum lot sizein the R Zoneis
6,000 sguare feet. Thelot is alittle more than the minimum lot size and it’s a large size house, so
it isbuilt setback to setback. There was a different application not too long ago for a shed and
there were other locations on the property that the shed could have been place. This one they are
built out to the setbacks. The only difference is accessory buildings can be as close as 10 feet
from the rear property line.

Mr. Wilkinson added that a smaller shed could always be built to meet the setbacks.
Commissioner Beck suggested changing the geometry of the shed.

Ms. Laughlin explained that there was 20 feet between the back of the house and the back lot
line. If we are requiring a 10 foot setback, and there needs to be room for the egress from the
bedroom windows, that would leave about 6 feet.

Commissioner Beck said the shed could be 6 feet deep and then the length could be expanded.

Mr. Wilkinson said then the question would be if a narrow shed would be practical. That would
be something to take into consideration.

Vice-Chairman Jeff Dalling added that there was always the option for a storage unit.

Ms. Laughlin pointed out that the applicant had arrived. She thought that the applicant needed to
answer questions and discuss the six items that a Variance needs to be in conformance with.

Vice-Chairman Dalling explained to the applicant that he had missed most of the discussion on
hisitem, and that they had moved his item to the end to try to help him out on time. He asked if
the applicant would like to come and address the Commission.

Moises Luna, 927 Benti Way, explained that he didn’t know it was going to be a problem putting
his shed there, because he looked around and everyone has sheds like that. He explained that
when he did his awning he called the Building Department and asked if he needed permits. They
told him as long as the awning wasn’t touching the house he didn’t need it. He sees sheds all
over town like this, so he didn’t think it would be a problem. To meet the setbacks, like the
Commission said, it would have to be about 5 feet wide, and take up the yard, and he wouldn’t
have any yard for hiskidsto play in. He stated if he could meet the requirements he would, but
where ever he sets the sheds he couldn’t meet the setbacks.
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Commissioner Beck asked if the applicant didn’t know there were certain rules and regulations.
He asked if the applicant put alot of time and effort into building the shed.

Mr. Luna stated that he put alot of time, money, and work into it. He even put extra drainage on
the side, so that when the water would come off the shed it would go down into the grading. He
never knew there was setbacks, because when you look around town everyone has sheds against
their fences, because everyone wants to take advantage of their small lots.

Vice-Chairman Dalling said it made sense that he built it in the corner..Mr. Dalling stated that he
liked big lots better, especially in Elko, because everyone has toys. Unfortunately, the City does
have setback requirements. The last one the Commission denied aready had stucco on it.

Mr. Luna explained that he stopped construction as soon as he got the stop work notice. He said
he wanted to do everything right.

Vice-Chairman Dalling asked Mr. Lunaif he had considered having a storage shed, if the
Commission denied his request.

Mr. Luna said the thing was he had already put alot of money into the shed. It made it hard on
him, and he would have to tear it all down.

Reece Keener asked if the shed was sitting on a concrete slab.

Mr. Luna said he put the corner posts in with cement, so he can’t move it. He stated he would
have nowhere to put his stuff if this was denied, because it’s all in his garage now and he doesn’t
have very much roomto park his cars. He said he was breaking the off-street parking code,
because he couldn’t'park his carsin the garage.

Commissioner Beck said he was going to have to side on the rule and the Zoning Ordinance. In
the Staff Report under Findingsiit states that granting the variance will substantially impair intent
or purpese of the Zoning Ordinance. He asked if it would be a big deal if they made an exception
here, would it open a can of worms. Would it be areal issue to make an exception? Would that
make things more difficult down the road?

Mr. Luna added the he spoke with his neighbors, and they are ok with him leaving the shed
whereit is. He said the shed is not blocking his next door neighbor’s view, because his lot is
lower.

Mr. Wilkinson thought, in this circumstance, they probably had enough information that they’ve
determined, the other corner of the property is not a suitable location. Thisisanormal size lot.
People build big homes on lots that create these issues. The Commission has heard testimony
that we have this across the community. Typically they are purchased from Home Depot, across
the street on Idaho, they move them in and no one even knows and you don’t have to have a
building permit. Here you are having one constructed, which is alittle different. He thought the
Commission could aso determine that meeting the setbacks would result in a shed configuration
that would not be practical. That’s another finding. Whether or not that gets the Commission to a
hardship would be up to the Commission as they deliberate. Asking for forgiveness after you
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start something probably isn’t a hardship, but the applicant did call the Building Department and
asked if he needed a building permit, so he made an effort to do that. Technically, he didn’t need
apermit because of the size. What didn’t get conveyed was that it couldn’t put it in the setbacks.
These sheds that are purchased at Home Depot don’t need a building permit. People just have
them delivered and set in the backyard. Those are alittle different because they could be
relocated pretty easily if there were any complaints. Setbacks are important. They address safety
issues, such as fire and things like that. Maintaining setbacks maintain the integrity of
neighborhoods and they address the fire issues.

Commissioner Beck read the findings listed in the Staff Report. The applicant did make a good
faith effort to at least contact the Building Department.

***Motion: Conditionally approve Variance No. 9-18 based on the facts, findings, and
conditionsin the City of Elko Staff Report dated August 23, 2018.

Moved by Stefan Beck.

After the motion Mr. Wilkinson explained that to grant avariance you have all six findings. On
the fourth finding, Mr. Wilkinson thought the Planning Commission would have to have a
finding that states granting of the variance will not substantially impair. Staff has a finding that
they believe it will impair the intent and purposed of the Zoning Ordinance. He thought if the
Commission was going to consider a conditional approval of the variance, you haveto state for
the record that the Planning Commission has determined that granting the variance will not
substantialy impair the intent or purpose of the Zoning Ordinance: If you have afinding that it
will, you should not grant avariance.

Commissioner Beck asked, specific to Mr. Luna’s situation, how it was going to impair the
genera concept of the Zoning Ordinance.

Mr. Wilkinson explained that was what the Commissioners were deliberating. If you have a
finding that it will impair, you shouldn’t grant the variance. You have to have these six findings,
but one of them can’t be that you’re going to impair the intent of the Zoning Ordinance. Y ou will
haveto reconsider staff’s finding No. 4. If you are recommending a conditional approval your
finding should be based on that granting of the variance will not substantially impair the intent of
the Zoning Ordinance.

Commissioner Beck said that the Zoning Ordinance was a broad brush.

Mr. Wilkinson said to grant the variance the Commission would have afinding that by granting
this variance it will not substantially impair the Zoning that applies under the broad brush that
Commissioner Beck has talked about. If granting this variance impairs the broad brush zoning,
then we shouldn’t grant the variance. All he was saying was that the finding needed to be
adjusted to be consistent with the recommendation.

Commissioner Beck thought that was why they had these meetings, to address each individual
situation.
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Mr. Wilkinson stated that he wasn’t disputing that, he was just stating that there needed to be a
different finding than what was read into the record before.

*** Commissioner Beck amended finding No. 4 to state that granting of the variance will
not impair theintent or purpose of the Zoning Ordinance.

The motion died for lack of second.

***Motion: Recommend denial of Variance No. 9-18 based on findingsthat not all six of
thefindings are met, and including thefindingslisted in the City of Elko Staff Report dated
August 23, 2018, listed asfollows:

It does not appear that granting the variance will result inmaterial damage or prejudiceto
other propertiesin thevicinity. It appearsthat the FEM A floodway would present a higher
level of hazard for the structure or contentswithin the structure if it waslocated in the
northeast corner. Granting of the variance does not appear to be detrimental to the
interest, health, safety and general welfare of the public. Granting of the variancewill
substantially impair theintent or purpose of the zoning ordinance. Granting of the
variance will not impair natural resources. It appearsthat the features or conditions of the
property result in practical difficulty or undue hardship and deprive the property owner of
reasonable use of property.

Moved by Tera Hooiman, seconded by John Anderson.
*Mation passed (3 - 1, Commissioner Beck voted no).

Vice-Chairman Dalling informed Mr. Lunathat he had the right to an appeal and to see Ms.
Laughlin for information on how to file an appeal.

Mr. Luna asked if-it- was denied.

Vice-Chairman Dalling explained that it was denied at the Planning Commission level, if
appealed it would go to the City Council for their review.

Mr. Thibault explained that Ms. Laughlin was checking to see if amajority of the Planning
Commission members was required to approve, or deny, or if it was just a majority of the
quorum.

Mr. Wilkinson stated that staff would double check with the City Attorney and the NRS to see
what decision was made. If this action doesn’t stand then another hearing will need to be set up.

Vice-Chairman Dalling explained to Mr. Lunathat at the moment the variance request was
denied, but staff was going to look into if there would need to be another hearing with more
members present.

Mr. Luna asked if he would have to wait until the next Planning Commission Meeting.
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Vice-Chairman Dalling explained that Ms. Laughlin would get in touch with him on the official
decision and what his rights are on an appeal.

Mr. Luna asked if he could start reporting people that have their sheds right next to their fences.

Mr. Wilkinson explained that he could make those complaints to the City.

Mr. Lunasaid he was going to start reporting people and he wanted to see someone start doing
something about it.

II. REPORTS

A.

B.

Summary of City Council Actions.

Summary of Redevelopment Agency Actions.

Ms. Laughlin reported that there would be an RDA Meeting on Tuesday at 3pm.
Professional articles, publications, etc.

1. Zoning Bulletin

Preliminary agendas for Planning Commission meetings.

Elko County Agendas and Minutes.

Planning Commission evaluation. General discussion pertaining to motions, findings,
and other items related to meeting procedures.

Commissioner John Anderson said when the 8 Mile Subdivision housing devel opment
was first put in this room was packed. One group wanted the Peace Park, and the other
group wanted this development. The main argument was the fence line. One group said
the Peace Park would fill up with little kids and they would be putting holes in the fence
getting in the Peace Park destroying it. The other people said no, because of the setbacks.
The setback was a big deal they put in to keep stuff away from the fence. That is what the
Planning Commission stood for. They can’t come in now and say despite trying you made
an honest mistake. The Planning Commission has stood for that original decision
throughout the town, they can’t go through now and change their minds. The applicants
argument that there are so many like that, most of them were built before there were
setbacks in place. If anyone comes in now and wants another one they will get denied,
just like Mr. Luna did. He said the shed could have been cut in half and each one would
be in compliance.

Ms. Laughlin said no, that the shed would have to be 10 feet away from the fence, no
matter what.
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Commission Anderson said if there was one shed and it would fit within the one you put
up against the fence.

Ms. Laughlin explained that you can’t put a shed up against a fence, no matter what size
itis.

Commissioner Beck said what turned him was when the applicant said he had tried to get
a building permit.

Vice-Chairman Dalling thought the applicant had only tried to get a permit for the
canopy.

Ms. Laughlin explained that the applicant had tried toget a permit for both the shed and
the canopy structure. The canopy structure was not required a building permit because it
wasn’t attached to the house. The Building Department asked him how big the shed was,
it was under 200 square feet, so it didn’t require a building permit. There has been some
turnover in the Building Department, so it could have been an error, but they are now
aware that accessory structures need to meet the setback requirements even if they aren’t
required a building permit. The applicant came in-a got an electrical” permit for the
awning. The applicant has complied with our requirements, just when we told him to stop
and comein for a variance he did.

Commissioner Beck said he learned a lesson. He sees why the rules are in place and why
they need to be followed.

Reece Keener said they were small lots. He asked if there were any CC&R’s that prohibit
accessory structures.

Mr. Wilkinson explained that this area was not under a Devel opment Agreement. The lot
actually-exceeds the minimum lot size reguired in Code. The issue we have, that is across
the City, is that buildersare building homes from setback to setback, and it’s not leaving
anyone any room for storage. People should understand when they are buying a property
like that, they are buying a house with very small yard area. Setbacks are intended to
preserve yard areas, it has to do with the clutter and density of neighborhoods, more
importantly, especially with storage sheds where you store gasoline, if they aren’t fire
rated and a fire breaks out, it will encroach into the neighbor’s property readily. It’s
really important fromthat perspective that people are truly meeting a hardship when we
look at variances. 98 or 99% of variance applications are not justified. A Variance is
meant to get someone the same use of their property as everyone else in that Zoning
District, it is not to get them more use than everyone el se.

Mr. Keener said it was a tough call, but he thought the Board made the right decision. He
thought if they would have approved it they would have set themselves up for the same
exact scenario in every one of the yards in the area.

Commissioner Hooiman felt as a board they try to be super consistent with stuff like this,

because they don’t want to open a can of worms for everyone else. She felt that if they
approved one it would open Pandora’s Box.
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Vice-Chairman Dalling said it was a tough call and he thought they did the right thing.
He felt as a property owner you should look into options.

G. Staff.
COMMENTSBY THE GENERAL PUBLIC
There were no public comments made at this time.
ADJOURNMENT

There being no further business, the meeting was adjourned.

Jeff Dalling, Vice-Chairman Tera Hooiman, Secretary
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Agenda Item # LA.1.

9.

Elko City Planning Commission
Agenda Action Sheet

Title: Review and consideration of Site Plan Review No. 1-18, filed by The State of
Nevada for approval of the location of an accessory building in the PQP (Public,
Quasi-Public) Zoning District, and matters related thereto. FOR POSSIBLE
ACTION

Meeting Date: October 2, 2018

Agenda Category: NEW BUSINESS

Time Required: 10 Minutes

Background Information: The subject property is located generally on the northwest
side of Idaho Street, approximately 450’ northeast of Convention Drive. (1951 Idaho
Street —APN 001-560-002)

Business Impact Statement: Not Required

Supplemental Agenda Information: Staff Report, Application

Recommended Motion: Approve Site Plan Review No. 1-18 subject to the findings of
fact, and conditions listed in the Staff Report dated September 24, 2018.

Findings: See Staff Report dated September 24, 2018

10. Prepared By: Cathy Laughlin, City Planner

11. Agenda Distribution: Nevada, State of

Attn: Ross Baker
1263 South Stewart Street
Carson City, NV 89712

Created on 09/27/2016 Planning Commission Action Sheet
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X City of Elko
x 1751 College Avenue
Elko, NV 89801
(775) 777-7160
FAX (775) 777-7119

X x

CITY OF ELKO STAFF REPORT

DATE: September 24, 2018
PLANNING COMMISSION DATE: October 2, 2018

AGENDA ITEM NUMBER: LA 1

APPLICATION NUMBER: Site Plan Review 1-18
APPLICANT: State of Nevada

PROJECT DESCRIPTION: Expansion of existing facility

A site plan review for the expansion of the current State of Nevada Department of
Transportation facility with the addition of an accessory building on the parcel.

STAFF RECOMMENDATION:

RECOMMEND APPROVAL, subject to findings of fact and conditions.
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SPR 1-18

AN 001-560.002
PROJECT INFORMATION
PARCEL NUMBER: APN 001-560-002
PROPERTY SIZE: 14.31 acres
EXISTING ZONING: PQP —Public, Quasi, Public
MASTER PLAN DESIGNATION: Public
EXISTING LAND USE: Developed as the current State of Nevada

Department of Transportation facility
NEIGHBORHOOD CHARACTERISTICS:

The property is surrounded by developed land to the north, south, east and west. It is
surrounded by properties zoned PQP, Public, Quasi-Public to the west and south, Commercial to
the east and Residential to the north.

PROPERTY CHARACTERISTICS:

The property is currently devel oped.

The property isfairly flat

The property is accessed from Idaho Street
The property is not in the flood zone.

APPLICABLE MASTER PLANSAND CITY CODE SECTIONS:

City of Elko Master Plan-Land Use Component

City of Elko Master Plan-Transportation Component

City of Elko Redevelopment Plan

City of Elko Wellhead Protection Plan

City of Elko Code 3-2-3 Genera Provisions

City of Elko Code 3-2-4 Establishment of Zoning Districts

City of Elko Code 3-2-8 Public, Quasi-Public District

City of Elko Code 3-2-17 Traffic, Access, Parking and Loading Regulations
City of Elko Code 3-8 Flood Plain Management

BACKGROUND INFORMATION

The application for the Site Plan Review was filed as required under City Code 3-2-8 (E).
All accessory structures whether attached or detached, shall be located in accordance with
location on the lot as approved by the Planning Commission.

The property is not located in the Redevel opment Area.
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SPR 1-18
State of Nevada
APN: 001-560-002

MASTER PLAN

Land Use

1.
2.

3.

The Master Plan Land Use Atlas shows the area as Public.

PQP- Public, Quasi-Public is listed as a corresponding zoning district for Public in the
Master Plan Land Use.

Master Plan states that Public land use designation is applied to community and public and
guasi-public uses such as those associated with government, non-profit, and utilities. Uses
of land must comply with the Elko City Code, and must be compatible with, and not
frustrate, the Master Plan’s goals and policies.

Objective 8: Ensure that new development does not negatively impact County-wide
natural systems, or public/federal lands such as waterways, wetlands, drainages,
floodplains etc., or pose a danger to human health and safety.

The proposed development is in conformance with the Master Plan Land Use Component

Transportation

1. The Master Plan identifies Idaho Street as a Principa Arterial.
2.
3. The proposed accessory structure will be used for equipment currently on the parcel and

The site has pedestrian access aong Idaho Street as well as Convention Drive.

will not increase existing traffic counts.

The proposed development is in conformance with the Master Plan Transportation Component
and existing transportation infrastructure

ELKOWELLHEAD PROTECTION PLAN

The property islocated in the 2-year capture zone for City wells. Development will be
required to conform to the Elko Wellhead Protection Plan. The issue will be addressed
within the plan review process.

SECTION 3-2-3 GENERAL PROVISIONS

Section 3-2-3 (C) 1 of City code specifies use restrictions. The following use restrictions
shall apply.

1. Principal Uses: Only those uses and groups of uses specifically designated as
“principal uses permitted’ in zoning district regulations shall be permitted as
principal uses; all other uses shall be prohibited as principal uses

2. Conditional Uses: Certain specified uses designated as “conditional uses
permitted” may be permitted as principal uses subject to specia conditions of
location, design, construction, operation and maintenance hereinafter specified in
this chapter or imposed by the planning commission or city council.

3. Accessory Uses: Uses normally accessory and incidental to permitted principal or
conditional uses may be permitted as hereinafter specified.
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SPR 1-18
State of Nevada
APN: 001-560-002

Other uses may apply under certain conditions with application to the City.

1. Section 3-2-3(D) states that “No land may be used or structure erected where the land
is held by the planning commission to be unsuitable for such use or structure by reason
of flooding, concentrated runoff, inadequate drainage, adverse soil or rock formation,
extreme topography, low bearing strength, erosion susceptibility, or any other features
likely to be harmful to the health, safety and general welfare of the community. The
planning commission, in applying the provisions of this section, shall state in writing
the particular facts upon which its conclusions are based. The applicant shall have the
right to present evidence contesting such determination to the city council if he or she
so desires, whereupon the city council may affirm, modify or withdraw the
determination of unsuitability.”

The proposed development is required to have an approval of the proposed accessory structure to
be in conformance with ECC 3-2-3 asrequired in ECC 3-2-8(E).

SECTION 3-2-8 POP PUBLIC, QUASI-PUBLIC DISTRICT

1. Theintent of the district isto accommodate public or quasi-public institutional uses.

2. Section 3-2-8(E) Property Development Standards for Accessory Buildings:
Maximum Height: Regulations applicable to the principal building shall apply.

Location: Accessory buildings, whether attached or detached, shall be located in
accordance with location on the lot as approved by the Planning Commission.

The proposed development conforms with the devel opment standards of this section of code for
accessory structures.

SECTION 3-2-17 TRAFFIC, ACCESS, PARKING AND LOADING REGULATIONS

Conformance with this section is required. The current facility isin conformance

3-8 FLOOD PLAIN MANAGEMENT

1. Theparcel isnot located within a designated flood plain.

FINDINGS

The proposed development is in conformance with the Land Use component of the Master
Plan

The proposed development is in conformance with the existing transportation
infrastructure and the Transportation component of the Master Plan

The siteis suitable for the proposed use.

The proposed expansion of the development is required to conform with the City
Wellhead Protection Program.
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SPR 1-18
State of Nevada
APN: 001-560-002

The proposed use is consistent with surrounding land uses.

The proposed use isin conformance with City Code 3-2-8 PQP, Public-Quasi, Public with
the approval of the accessory structure.

The proposed development isin conformance with 3-2-3, 3-2-17, and 3-8 of the Elko City
Code.

STAFF RECOMMENDATION:

Staff recommends APPROVAL of SPR 1-18 with the following conditions:

Fire Department:

1. A separate submittal for the fire suppression system must be submitted to the City of Elko
Fire Department.

Utility Department:

1. Please confirm that there is no water or sewer services for the building or provide a
plumbing plan if there are services to the building.
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CITY OFELKOO

- Planr"ng Department Email: planning@ci.elko.nv.us

1751 CollegeAvenue - Elko,Nevada89801 - (775)777-7160 - Fax(775)777-7119

September 26, 2018

Nevada, State of

Attn: Ross Baker, PE
1263 South Stewart St.
Carson City, NV 89712

Re: Site Plan Review No. 1-18
Dear Applicant/Agent:

Enclosed is a copy of the agenda for an upcoming Planning Commission meeting. Highlighted
on the agenda is an item or items that you have requested to be acted on at the meeting. Also
enclosed is pertinent information pertaining to your request. Please review this information
before the meeting.

The Planning Commission requests that you, or a duly appointed representative, be in attendance
at this meeting to address the Planning Commission. If you will not be able to attend the meeting
but wish to have a representative present, please submit a letter to the Planning Commission
authorizing this person to represent you at the meeting.

If you have any questions regarding this meeting, the information you received, or if you will not
be able to attend this meeting, please call me at your earliest convenience at (775) 777-7160.

oy fyetuo iz

Shelby Archulet
Planning Technician

Enclosures

@E:



CITY OF ELKO PLANNING DEPARTMENT
1751 College Avenue * Elko* Nevada* 89801
(775) 777-7160 phone * (775) 7T77-7119 fax

L]

®
- &
Y%

APPLICATION FOR SITE PLAN REVIEW APPROVAL

APPLICANT(s): [INevada, State of

MAILING ADDRESS: [1263 South Stewart Street Carson City, NV 89712

PHONE NO. (Home) | | (Business) [775-888-7950

NAME OF PROPERTY OWNER (If different): |
(Property owner consent in writing must be provided.)

MAILING ADDRESS:

ADDRESS AND LOCATION OF PROPERTY INVOLVED (Attach if necessary):

1951 Idaho Street

Elko, NV 89801
ASSESSOR PARCEL NO(S):[001-560-002

FILING REQUIREMENTS

Complete Application Form: In order to begin processing the application, an application form
must be complete and signed. Complete applications are due at least 21 days prior to the next
scheduled meeting of the Elko City Planning Commission (meetings are the 15! Tuesday of
every month).

Fee: A $200.00 non-refundable fee.

Plot Plan: A plot plan provided by a properly licensed surveyor depicting the existing condition
drawn to scale showing property lines, existing and proposed buildings, building setbacks,
distances between buildings, parking and loading areas, driveways and other pertinent
information that shows the use will be compliant with Elko City Code.

Elevation Plan: Elevation profiles including architectural finishes of all proposed structures or
alterations in sufficient detail to explain the nature of the request.

Note: One .pdf of the entire application must be submitted as well as one set of legible,
reproducible plans 8 2’ x 11” in size. If the applicant feels the Commission needs to see 24" x
36" plans, 10 sets of pre-folded plans must be submitted.

Other Information: The applicant is encouraged to submit other information and
documentation to support this conditional use permit application.

RECEIVED
Revised 12/04/15 Page 1
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1. ldentify the zoning of the property: EQP

2. Explain in detail the type and nature of the use proposed on the property:
The use will remain as a highway maintenance station. The proposed improvement will add a self-contained

paint spray booth for maintenance of highway equipment.

3. Describe the type of vehicles and traffic likely to be associated with the proposed use:
The type of vehicles to be painted will be the plows, trailers, heavy equipment, and similar highway
maintenance equipment which is already stored, operated, and maintained onsite.

4. |dentify any outside storage of goods, materials or equipment on the property: |
The property currently stores highway equipment outdoors. This type and nature of outdoor storage and equipment
will remain unchanged.

5. Describe the suitability of the property to accommodate the proposed use and how the use

relates to other properties and uses in the immediate area: |The property is curiently used as a
a highway maintenance station and this will remain unchanged. In the past, painting operations have

occurred outside. The proposed paint booth will allow painting operations to occur indoors. Because the
overall operations of the maintenance station will continue unchanged, there will be no adverse affect
on neighboring properties.

6. Identify any_accessorv_buildinas or structures associated with the proposed use op the
property: {None.

(Use additional pages if necessary to address questions

Revised 12/04/15 Page 2




By My Signature below:

| consent to having the City of Elko Staff enter on my property for the sole purpose of
inspection of said property as part of this application process.

O object to having the City of Elko Staff enter onto my property as a part of their review of

this application. (Your objection will not affect the recommendation made by the staff or the final determination
made by the City Planning Commission or the City Council.)

| acknowledge that submission of this application does not imply approval of this request by

the City Planning Department, the City Planning Commission and the City Council, nor does it in
and of itself guarantee issuance of any other required permits and/or licenses.

I acknowledge that this application may be tabled until a later meeting if either | or my

designated representative or agent is not present at the meeting for which this application is
scheduled.

I have carefully read and completed all questions contained within this application to the
best of my ability.

Ross Baker, PE

(Please print or type)

Mailing Address 1263 South Stewart St

Street Address or P.O. Box

Carson City, NV 89712

City, State, ZE Code
Phone Number: 775-888-7950
rbaker@dot.nv.gov

Applicant/ Agent

Email address;

SIGNATURE: )_ Ilz Zfi’z : 208

FOR OFFICE USE ONLY

File No: |~ 1D pate Fitet: A5 I Fee Paia: _N[C

Revised 12/04/15 Page 3



NDOT Elko Paint Booth

Nevada Department Of Transportation
1951 Idaho Street
Elko, Nevada 89501

Nevada Department Of Transportation
1263 South Stewart Street
Carson City, Nevada 89712

August 1, 2018
Schematic Design

ional Seal A Date Revision !~ Consultant i _
H+K ARCHITECTS | NDOT Elko Paint Booth Title Sheet
5485 Reno Corporate Drive, Suite 100
Reno, Nevada 895112262
] August 1, 2018
P 775+332+6640 Nevada Department of Transportation H+K Project No.: 1702
F 775433246642 1951 Idaho Street G 1 0 0

PRELIMINARY
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August 1, 2018 5:00 PM

1702 g101.dwg

Abbreviations

General Notes

Project Team

Sheet Index

Owner:

Nevada Department of Transportation

1263 South Stewart Strest
Carson City, Nevada 89712

(775) 888-7487
(775) 888-7100 (Fax)
Contact: Ross Baker

Civil Engineering:

Stantec Engineering

6980 Sierra Center Parkway, Suite 100

Reno, Nevada 89511
(775) 398-1224

(775) 850-0787 (Fax)
Contact:

Electrical Engineering:

PK Electrical

681 Sierra Rose Dr., #B

Reno, NV 89511
775-826-9010
Contact:

Architecture:
H + K Architects, Ltd.

5485 Reno Corporate Drive, Suite 100
Reno, Nevada 89511-2262

332-6640
332-6642 (Fax)

Contact: Jeff Klippenstein, AlA

Structural Engineering:

Lumos & Associates
9222 Prototype Drive
Reno, Nevada 89521
(775) 827-6111

(Fax)

Contact: Terrence R. Tobey, P.E.,, SE.

Design Criteria

Detail Section

& And E J S 1. These general notes pertain to work described on all contract documents. 13. The Contractor shall pursue work in a continuous and diligent manner to
@ At . ensure a timely completion of the project.
(e) Existing E? E?Cht Jt. Joint Sched. Schedule 2. The contract documents consist of the owner-contractor agreement, the
1 Perpendicular E\(I:VIC EI:StrE')rr:aWater Cooler Sect, Section conditions of the contract (general, supplementary and other conditions), the 14.  The Contractor at all times shall keep the premises free from accumulation of
# Pound or Number Elec. Electr:cal L sht. Sheet drawings, the specifications, and all addenda issued prior to and all waste materials or rubbish caused by his operations. At the completion of the
Elov. Elovation o Laboratory g'g glc;nliltliarCore modifications issued after execution of the contract. work he shall remove all his waste materials and rubbish from and about the
A Emer. Emergency Lav. Lavatory Slpelc Specification . . . prOJe(?t as well as all his tools, construction equipment, machinery, and surplus
, , Encl. Enclosure Lt Lioht S ' Square 3. The work comprises the completed construction required by the contract materials.
Adj Adjustable Eq Equal 0 Slgl Sq ’ documents and includes all labor necessary to produce such construction,
Aggr. Aggregate EqLJip. Equipment St. Stl S?ulalre ogtt | and all materials and equipment incorporated or to be incorporated in such 15. The Contractor shall be responsible for the location and/or protection of all
Q:t' Q:terlnate Exh. Exhaust M Stﬂ ' St:lnnd?ifj o0 construction, existing and proposed piping, utilities, structures, adjacent streets and
A:::lox A:;;?g]:irrnnately Exp. Expansion Mfr. Manufacturer Stl.l Steel improvements during the period of construction.
Arch. Architectural/Architect EJ ExpaQS|on Joint M.O. Masonry Opening Stg. Storage 4. Shop drawings, produclt data land slamples are not a part of the contractl . o
AC. Asphalt Concrete Ext. Exterior Max. Maximum Struct. Structural documerlﬁs. The Architect will review Ithem, blIJt only Tor clonforlmance with 16. Unle§s otherwise provided in the colntract dpcuments, the Contractpr shall
Mech. Mechanical Susp. Suspended the design concept of the work and with the information given in the provide and pay for all labor, materials, equipment, tools, construction
Memb. Membrane Sym. Symmetrical contract documents. The Contractor shall not be relieved of responsibility for equipment and machinery, water, heat, utilities, transportation, and other
B F Met. Metal any deviation from the requirements of the contract documents by the facilities and services necessary for the proper execution and completion of
Bm. Beam F.0. Face of Min. Minimum Architect's review of shop drawings, product data or samples. the work.
Bk, Block Fin. Finish Misc.  Miscellaneous T
Blkg. Blocking F.G. Finish Grade MPH Miles per hour Tel. Telephone 5, The Contractor shall carefully study and compare the contract documents 7. Where conflicts occur, coordinate the layout and exact location of all
Bd. Board FE. Fire Extinguisher Mtd. Mounted T.V. Television and shall at once report to the Architect any error, inconsistency or partitions, doors, telephones, and electrical/ communication outlets and
B.O. Bottom of FEC. F!re Extinlguisher Cabinet T.&G. Tongue and Groove omission he may discover. The Contractor shall perform no portion of the switches with Architect in the field before proceeding with construction,
Bldg. Building Fprf. F!reproof(lng) T.C. Top of Curb (or Concrete) work at any time without contract documents or, where required, approved
B.UR. Built up Roofing Fixt. Fixture N T.0. Top of shop drawings, product data or samples for such portion of the work. 18.  Where conflict is encountered between the contract documents that will
Flash. Flashing Nom. Nomipal materially affect the quality or extent of the work, such conflict shall be
C :zer E:gg: Drain “'TC “‘)t in Contract U 6. All work is to conform with the contract documents. Drawings are NOT to be resolved to the satisfaction of the Architect before the affected items and/or
£L Flow Line N S, NOt bto Scale NO 655 N 0 . scaled for information. If unable to locate dimensions for any item of work, material are purchased, fabricated and/or installed.
Ft Foot 0. umber N Unless Noted Otherwise consult with the Architect before proceeding with construction.
Cl. Cast Iron Ft Footi 19. Where pre-manufactured or prefabricated items and/or materials are to be
CB. Catch Basin Fd?\l ngnlggtion O V 1. In the event certain features of the construction are not fully shown on the installed - the Contractor shall verify rough or finished dimensions in the field
Clo. Ceiling FBd Furnished by Others . contract documents, then their construction shall be of the same character prior to purchase or fabrication.
Ctr. Center Furr Furring 88 8ntcl)§,nteDrl t Vert. Vertical A as for similar conditions that are shown or called for and shall be reviewed
OL Centerl Line Fut, Future n pieite Clameter Ve Vinyl Gomposition Tile by the Architect. 20.  The Contractor shall guarantee all work and materials to be free from defects
Cer. Ceramic - O.H. Opposite Hand . )
for a minimum of one year from date of final acceptance, and promptly
83\/ g:IZnS\lljztiter W 8. All work shall be performed within strict conformance to the minimum remgdy such defects and any subsequent damage caused tl)y the defects or
Clol.l Column G P W.C. Water Closet standards of the current edition of the adopted building codes of the repair thereof, at no elxpense to thel ownerl. Quarantee periods of greater than
Cono. Concrete Galv. Galvanized Pr. Pair Wit Weight authority having jurisdiction and all applicable national, state, and local laws, one year may be required and contained within the contract documents.
Conn. Connection G.l. Galvanized Iron P. Lam. Plastic Laminate W.E. Wide Flange regulations, and ordinances. . o .
Const. Construction Ga. Gage PI. Plate Wdw. Window . . 2. Where any |t§m andl/or matenal is |nF1|Icated in the lcontracl;t documents, and
C.J. Construction Joint Gen. General Plywd. Plywood W/ With 9. The Contractor shall be responsible for the general safety during not necessarily detailed in each specific case, but is required for a complete
Contin. Continuous Gl. Glass Pt. Point W/0 Without construction, and all work shall conform to pertinent safety regulations. and professional installation - such item and/or material shall provided as if
Contr. Contractor GLB Glue-Laminated Beam Prefab. Prefabricated Wd. Wood shown and detailed in full. Provide means to furnish and install.
Cu. Ft. Cubic Foot Gyp. Gypsum Prop. Property W.J. Weakened Plane Joint 10. The Contractor shall coordinate locations of any and all mechanical,
PSF Pounds per square foot telephone, electrical, lighting and plumbing including all piping, ductwork and 22. Contractor is requested to visit the site as part of the pre-bid site visit to
H PSI Pounds per square inch conduit. Coordinate all required clearances for installation and maintenance compare the drawings and specifications with any work in place, and inform
D . Y of the above equipment. himself of all conditions, including the work, if any, being performed. Failure to
D.G. Decomposed Granite Ht. Height Yd. Yard visit the site will in no way relieve the Contractor from necessity of furnishing
Dept. Department HC. Hollow Core R 1. The Contractor shall supervise and direct the work, using his best skill and any materials or performing any work in accordance with the drawings and
Det. Detail H'M', HO”,OW Metal Rad. Radius attention. He shall be solely responsible for all construction means, methods, specifications that may be required to complete the work without additional
Dia. Diameter Horiz, Horizontal Ref. Reference techniques, sequences and procedures and for coordinating all portions of the cost to the owner.
Diff. Diffuser 8. Hose Bibb Reinf. Reinforced work under the contract.
Dim. Dimension :'W' :ot Water Req. Required 23, Existing conditions including material sizes, configurations, and locations as
Dbl. Double 4 our RA. Return Air 12.  The Contractor shall be responsible for the acts and omissions of his shown on the drawings may not be an exact illustration of existing as-built
DN Down Rev. R§V|S|on employees, subcontractors, and their agents and employees, and other conditions. The Contractor shall include in his bid the cost of furnishing,
D.S. Downlspout S'O'W' Qght of Way persons performing any work under a contract with the Contractor, installing, modifying, existing and/or new materials (minor in naturel required
Dwg. Drawing , | Inchles) D. oof Drain for a complete and professional installation that may be required by minor
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ID. Inside Diameter RO. Rough Opening variations between existing conditions as shown, and actual as-bui
Insul. Insulation conditions.
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