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Master Plan Amendment 
Supplemental Information 

(All required information may be separately attached) 
 
 

The Washoe County Master Plan describes how the physical character of the County exists today and is 
planned for the future.  The plan is adopted by the community and contains information, policies and a 
series of land use maps.  The Master Plan provides the essential framework for creating a healthy 
community system and helps guide decisions about growth and development in the County.  The 
following are general types of requests the County receives to amend the Master Plan.  Please identify 
which type of amendment you are requesting: 
 

 A request to change a master plan designation(s) from the adopted master plan and/or area 
plan maps 

 A request to add, amend, modify or delete any of the adopted policies found in the elements of 
the Master Plan 

 A request to add, amend, modify or delete any of the adopted policies in the area plans and/or 
specific language found in the area plans 

 Other (please identify):  

 
Please complete this questionnaire to ensure consistent review of your request to amend the Washoe 
County Master Plan.  Staff will review the application to determine if the amendment request is in 
conformance with the policies and language within the elements and area plans of the Master Plan or if 
the information provided supports a change to the plan.  Please provide an explanation to all questions; 
attach additional sheets if necessary. 
 
1. What is the Master Plan amendment being requested at this time? 

 
 

 
2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe 

County Master Plan that supports the need for the amendment request? 

 
 

 
3. Please provide the following specific information: 

a. What is the location (address or distance and direction from the nearest intersection of the 
subject property)?  Attach, for map amendments, a legal description.  For all other amendments, 
what is the area subject to the request? 
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b. Please list the following proposed changes (attach additional sheet if necessary): 

Assessor’s 
Parcel 

Number 

Master Plan 
Designation 

Existing 
Acres 

Proposed 
Master Plan 
Designation 

Proposed Acres 

     
     
     
     
     
     
     
     

 
c. What are the adopted land use designations of adjacent parcels? 

North  
South  
East  
West  

 
4. Describe the existing conditions and uses located at the site or in the vicinity (i.e. vacant land, 

roadways, buildings, etc.). 

 

 
5. Describe the natural resources associated with the site under consideration.  Your description should 

include resource characteristics such as water bodies, vegetation, topography, minerals, soils and 
wildlife habitat. 

 

 
6. Describe whether any of the following natural resources or systems are related to the proposed 

amendment: 

a. Is property located in the 100-year floodplain?  (If yes, attach documentation of the extent of the 
floodplain and any proposed floodplain map revisions in compliance with Washoe County 
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County 
Engineering & Capital Projects Division.) 

 Yes  No 
 

 Explanation: 

 
 

 
b. Does property contain wetlands?  (If yes, attach a preliminary delineation map and describe the 

impact the proposal will have on the wetlands.  Impacts to the wetlands may require a permit 
issued from the U.S. Army Corps of Engineers.) 

 Yes  No 
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 Explanation: 

 
 

 
c. Does the property contain slopes or hillsides in excess of 15 percent and/or significant ridgelines?  

(If yes, submit the slope analysis requirements as contained in Article 424, Hillside Development 
of the Washoe County Development Code.) 

 Yes  No 
 

 Explanation: 

 
 

 
d. Does the property contain geologic hazards such as active faults, hillside, or mountainous areas?  

Is it subject to avalanches, landslides, or flash floods?  Near a stream or riparian area such as the 
Truckee River, and/or an area of groundwater recharge?  If the answer is yes to any of the above, 
check yes and provide an explanation. 

 Yes  No 
 

 Explanation: 

 

 
e. Does the property contain prime farmland, within a wildfire hazard area, geothermal or mining 

area, and/or wildlife mitigation route?  If the answer is yes to any of the above, check yes and 
provide an explanation. 

 Yes  No 
 

 Explanation: 

 
 

 
7. Are any archaeological, historic, cultural, or scenic resources in the vicinity or associated with the 

proposed amendment?  If the answer is yes to any of the above, check yes and provide an 
explanation. 

 Yes  No 
 
 Explanation: 

 

 
8. Do you own sufficient water rights to accommodate the proposed amendment?  (Amendment 

requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require 
proof of water rights be submitted with applications.  Provide copies of all water rights documents, 
including chain of title to the original water right holder.) 

 Yes  No 
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 If yes, please identify the following quantities and documentation numbers relative to the water rights.  
Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of 
Water Resources of the Department of Conservation and Natural Resources). 

a. Permit #  acre-feet per year  
b. Certificate #  acre-feet per year  
c. Surface Claim #  acre-feet per year  
d. Other #  acre-feet per year  

 
a. If the proposed amendment involves an intensification of land use, please identify how sufficient 

water rights will be available to serve the additional development. 

 

 
9. Please describe the source and timing of the water facilities necessary to serve the amendment. 

a. System Type: 

 Individual wells 
 Private water Provider:  
 Public water Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

c. If a public facility is proposed and is currently not available, please describe the funding 
mechanism for ensuring availability of water service. 

 
 

10. What is the nature and timing of sewer services necessary to accommodate the proposed 
amendment? 

a. System Type: 

 Individual septic 
 Public system Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 
c. If a public facility is proposed and is currently not available, please describe the funding 

mechanism for ensuring availability of sewer service.  If a private system is proposed, please 
describe the system and the recommended location(s) for the proposed facility. 

 
 

 
11. Please identify the street names and highways near the proposed amendment that will carry traffic to 

the regional freeway system. 
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12. Will the proposed amendment impact existing or planned transportation systems?  (If yes, a traffic 
report will be required.) 

 Yes  No 
 

13. Community Services (provided and nearest facility): 

a. Fire Station  
b. Health Care Facility  
c. Elementary School  
d. Middle School  
e. High School  
f. Parks  
g. Library  
h. Citifare Bus Stop  

 
14. Describe how the proposed amendment fosters, promotes, or complies with the policies of the 

adopted area plans and elements of the Washoe County Master Plan. 
 

a. Population Element: 

 
 

 
b. Conservation Element: 

 
 

c. Housing Element: 

 
 

d. Land Use and Transportation Element: 

 
 

e. Public Services and Facilities Element: 

 
 

f. Adopted area plan(s): 

 
 

 
15. If the area plan includes a Plan Maintenance component, address all policies and attach all studies 

and analysis required by the Plan Maintenance criteria.   

 

 
Applicant Comments 
This page can be used by the applicant to support the master plan amendment request and should 
address, at a minimum, how one or more of the findings for an amendment is satisfied.  (Please refer to 
Article 820 of the Washoe County Development Code for the list of Findings.)   
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 December 2018 

Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information                                 Staff Assigned Case No.:   

Project Name: 
 
Project  
Description: 
 
Project Address: 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 
 
 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 
    
    
Indicate any previous Washoe County approvals associated with this application: 
Case No.(s). 

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 
 Zip:  Zip: 
Phone: Fax: Phone: Fax: 
Email:  Email:  
Cell: Other: Cell: Other: 

Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 
 Zip:  Zip: 
Phone: Fax: Phone: Fax: 
Email:  Email:  
Cell:  Other: Cell:  Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 
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Regulatory Zone Amendment 
Supplemental Information 

(All required information may be separately attached) 
 
 

Please complete the following supplemental information to ensure consistent review of your request to 
amend the Washoe County Zoning Map.  Please provide a brief explanation to all questions answered in 
the affirmative. 
 
1. List the Following information regarding the property subject to the Regulatory Zone Amendment. 

a. What is the location (address, distance and direction from nearest intersection)?   

 

 
b. Please list the following proposed changes (attach additional sheet if necessary). 

 

 
c. What are the regulatory zone designations of adjacent parcels? 

 Zoning Use (residential, vacant, commercial, etc,) 
North   
South   
East   
West   

 
3. Describe the existing conditions and uses located on the site (i.e. vacant land, roadways, easements, 

buildings, etc.). 

 

 
4. Describe the natural resources associated with the site under consideration.  Your description should 

include resource characteristics such as water bodies, vegetation, topography, minerals, soils, and 
wildlife habitat. 

 

 

APN of Parcel 
Master Plan 
Designation 

Current 
Zoning 

Existing 
Acres 

 
Proposed 

Zoning 
Proposed 

Acres 
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5. Does the property contain development constraints such as floodplain or floodways, wetlands, slopes, 
or hillsides in excess of 15%, geologic hazards such as active faults, significant hydrologic resources, 
or major drainages or prime farmland? 

 Yes, provide map identifying locations  No 
 
6. Is the site located in an area where there is potentially an archeological, historic, or scenic resource?  

 Yes  No 
 
 Explanation: 

 

 
7. Are there sufficient water rights to accommodate the proposed amendment?  Please provide copies 

of all water rights documents, including chain of title to the original water right holder.) 

 Yes  No 
 
 If yes, please identify the following quantities and documentation numbers relative to the water rights: 

a. Permit #  acre-feet per year  
b. Certificate #  acre-feet per year  
c. Surface Claim #  acre-feet per year  
d. Other #  acre-feet per year  

 
a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 

Department of Conservation and Natural Resources): 

 
 

 
b. If the proposed amendment involves an intensification of land use, please identify how sufficient 

water rights will be available to serve the additional development. 

 
 

 
8. Please describe the source and timing of the water facilities necessary to serve the amendment. 

a. System Type: 

 Individual wells 
 Private water Provider:  
 Public water Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

c. Is this part of a Washoe County Capital Improvements Program project? 

 Yes  No 
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital 

Improvements Program or not available, please describe the funding mechanism for ensuring 
availability of water service. 

 
 

 
9. What is the nature and timing of sewer services necessary to accommodate the proposed 

amendment? 

a. System Type: 

 Individual septic 
 Public system Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

c. Is this part of a Washoe County Capital Improvements Program project? 

 Yes  No 
 
d. If a public facility is proposed and is currently not listed in the Washoe County Capital 

Improvements Program or not available, please describe the funding mechanism for ensuring 
availability of sewer service.  If a private system is proposed, please describe the system and the 
recommended location(s) for the proposed facility. 

 
 

 
10. Please identify the street names and highways near the proposed amendment that will carry traffic to 

the regional freeway system.   

 
 

 
11. Will the proposed amendment impact existing or planned transportation systems?  (If yes, a traffic 

report is required.) 

 Yes  No 
 

12. Community Services (provided name, address and distance to nearest facility). 

a. Fire Station  
b. Health Care Facility  
c. Elementary School  
d. Middle School  
e. High School  
f. Parks  
g. Library  
h. Citifare Bus Stop  
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Projects of Regional Significance Information 
For Regulatory Zone Amendments 

Nevada Revised Statutes 278.026 defines “Projects of Regional Significance”.  Regulatory Zone 
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning 
Commission (TMRPC) must respond to the following questions.  A “Yes” answer to any of the following 
questions may result in the application being referred first to the Truckee Meadows Regional Planning 
Agency (TMRPA) for submission as a project of regional significance.  Applicants should consult with 
County or Regional Planning staff if uncertain about the meaning or applicability of these questions. 
 
1. Will the full development potential of the Regulatory Zone amendment increase employment by not 

less than 938 employees? 

 Yes  No 
 
2. Will the full development potential of the Regulatory Zone amendment increase housing by 625 or 

more units? 

 Yes  No 
 
3. Will the full development potential of the Regulatory Zone amendment increase hotel 

accommodations by 625 or more rooms? 

 Yes  No 
 
4. Will the full development potential of the Regulatory Zone amendment increase sewage by 187,500 

gallons or more per day? 

 Yes  No 
 
5. Will the full development potential of the Regulatory Zone amendment increase water usage by 625 

acre-feet or more per year? 

 Yes  No 
 
6. Will the full development potential of the Regulatory Zone amendment increase traffic by 6,250 or 

more average daily trips? 

 Yes  No 
 
7. Will the full development potential of the Regulatory Zone amendment increase the student 

population from kindergarten to 12th grade by 325 students or more? 

 Yes  No 
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 PLANNERS ENGINEERS  ANALYSTS   
3522 South Emerson Street                                    10651 Professional Circle 
Englewood, Colorado 80113  Suite A 
(303) 298-1644 (o) Reno, NV 89511 

LOCKWOOD IC CENTER 

Water Quality Report  
Portions of Sections 16 and 17, Township 19 North, Range 21 East of the 

Mount Diablo Principal Meridian, Washoe County, Nevada 

 

 

Engineer: Phelps Engineering Services, Inc. 
10651 Professional Circle Suite A 
Reno, NV 89511 
Contact:  Lonny Phelps, P.E. 
303-298-1644 

Owner: Lockwood Development Group LLC 
3495 LAKESIDE DR # 249 
RENO   NV   89509 

Location:  10705 Lockwood Dr, Washoe County NV 89434 

Date of Preparation: January, 2024 
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I. INTRODUCTION 

A. Purpose of study  

The purpose of this study is to discuss mitigation measures that will be constructed or provided to produce 
no measurable increase over the river’s reach of regulated water quality parameters (total dissolved 
solids, nitrogen, phosphorous, ambient temperature, etc.) as established by the Nevada Division of 
Environmental Protection per Article 222, Section 110.22.10.d of the Washoe County Development Code. 

B. Location 

The subject property is located off Interstate 
Highway 80 (I-80), 0.2 miles from the 
intersection of I-80 and Canyon Way on the 
southern edge of Washoe County, in 
unincorporated Sparks. (Figure 1).  

C. Project Description 

The project consists of a Master Plan Category 
designation amendment from Rural to 
Industrial & Open Space (Split Zoning), and a 
Regulatory Zone Amendment from General 
Rural to Industrial & Open Space (Split Zoning).  

 

 

 

Figure 1 Site Location 
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II. EXISTING CONDITIONS 

The site is located directly above USGS monitoring location NV-
10350057, Groton Div to S Side Wingfall With Gate.  This section 
of the Truckee River is identified as the Truckee River at Lockwood 
Bridge (NV06-TR-04_00) and consists of approximately 6.31 miles 
of River extending from East McCarran Blvd to Lockwood.   This 
reach of the river is designated as “Impaired” by the EPA under 
Section 303(d) of the Clean Water Act (Figure 3).  A Total 
Maximum Daily Load (TMDL) study adopted by NvDEP in 
February, 1994 identified total nitrogen (TN), total phosphorus 
(TP) and total dissolved solids (TDS) as pollutants of concern.   
Based on TMDL’s, Waste Load Allocations (WLA’s) are then set for 
contributing point and non-point sources.  TMDL’s and associated 
WLA’s are listed in Table 1. 

 

Figure 2: Proposed Zoning 

Figure 3 Assessment Information 
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Table 1 – TMDL/WLA Summary 

Pollutant TMDL WLA (TM NPDES) 
TDS 900,528 lbs/day 120,168 lbs/day 
TN 1,000 lbs/day 500 lbs/day (30 day ave) 
TP 214 lbs/day 134 lbs/day 

 

III. MITIGATION STRATEGY 

WLA’s are primarily set for wastewater treatment facilities, in this case the Reno-Sparks Water 
Reclamation facility.  Permit compliance for this facility is beyond the scope of this study, however the 
WLA for phosphorus does provide a key indicator of upstream mitigation strategies.  Past studies have 
shown phosphorus to be a limiting factor in water quality degradation due to hyper-eutrophication of 
receiving water bodies (Hughes, R. M., Herlihy, A. T., Comeleo, R., Peck, D. V., Mitchell, R. M., & Paulsen, 
S. G. 2023. Patterns in and predictors of stream and river macroinvertebrate genera and fish species 
richness across the conterminous USA. Knowledge & Management of Aquatic Ecosystems).  Other studies 
have shown that phosphorus typically binds to smaller particles associated with suspended solids scoured 
from impervious surfaces (Caduto, M.J. 1990. Pond and brook. University Press of New England, Hanover, 
NH.). 

The Truckee Meadows Structural Controls Design and Low Impact Development Manual (City of Reno, 
City of Sparks, and Washoe County, Nevada, April 2015) further describes impacts from urban runoff both 
in quantity and quality: 

“The reduction of natural land surfaces that previously infiltrated a 
portion of the annual rainfall into pervious soils and recharged 
groundwater aquifers which slowly discharged to streams and rivers has 
resulted in decreased baseflows and changes to stream channel 
morphology.” 

The mitigation strategy for the Lockwood IC Center will consist of directing all new impervious landscape 
to two retention ponds designed per Section 6.3 of the TMSCD Manual.  Depending on site investigations 
to be conducted during the design process, these may be sand filters, bio-retention, infiltration trenches 
or a combination thereof. 

  

 Figure 4 – Example of a typical Infiltration Basin design (CASQA, 2003) 
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From the TMSCD Manual : 

TC-21 INFILTRATION BASINS   

Description 

Infiltration basins capture stormwater runoff and allow it to infiltrate into the ground. They are similar to 
sedimentation basins or detention basins; however, their purpose is not only to detain the water but also 
to promote infiltration. They are also similar to infiltration trenches; however, they can use a wider variety 
of filter media, can be vegetated on the bottom and can serve larger drainage areas. Pollutants such as 
suspended solids, metals, nutrients, and bacteria are removed through sedimentation, adsorption, and 
physical filtration through permeable media and soil thereby improving water quality.    

Applications and Advantages 

Infiltration systems are applied in areas with well-drained and pervious soils. They are typically applied to 
drainage areas up to 5 acres. On select sites, it is relatively easy to incorporate an infiltration basin into a 
site’s open space design and layout. Infiltration basins are ideal for areas adjacent to roadways and near 
interchanges. However, they should not be used in industrial or commercial areas where hazardous or 
toxic materials are stored outdoors and the potential for spills is relatively high. 

Performance Data 

Infiltration basins can provide 100 percent reduction in pollutant loading directly to surface waters. 
Infiltration basins can also provide high pollutant removal efficiency for particulates and moderate 
efficiency for soluble pollutants when functioning as designed. Actual loading to the subsurface may vary 
significantly depending on site-specific conditions. Studies in the Pacific Northwest have shown improved 
long-term performance for basins developed in highly permeable soils.  The literature reported range of 
removal for various pollutants is as follows: 

Table 2 – Pollutant Removal Efficiencies 
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