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Introduction 
 
This application includes the following requests: 

• A Master Plan Amendment to: 

o Amend the Truckee Canyon Area Plan to allow commercial master plan 

categories and commercial regulatory zoning for use types that do not require 

new municipal services 

o Add a statement or policy restricting the commercial use types allowed 

o Amend the existing Suburban Residential master plan designation of the site 

to Commercial 

• A Development Code Amendment to create Section 110.222.20 (Truckee Canyon Area Plan 

Modifier) to allow specific use types in the Neighborhood Commercial regulatory zone 

subject to a Special Use Permit (approved by the Board of Adjustment) only if the use does 

not require new municipal services. 

• A Regulatory Zone Amendment to change Medium Density Residential (MDS) zoning 

to Neighborhood Commercial (NC). 

 
Project Location 
 
The property to which this Area Modifier will apply (APN 084-291-04) consists of 5.399 acres located 
on the north side of Interstate 80 at Exit 43 (Wadsworth). More specifically, the site is located north 
of Interstate 80, south of Stampmill Drive, and east of (adjacent to) the existing Truckee Meadows 
Fire Protection District station.  Figure 1 (following page) depicts the project location. 
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Figure 1 – Vicinity Map 

 
The property included with these requested amendments is located along the north side of Interstate 80 
at Exit 43 (Wadsworth). The property is surrounded on the east and north sides by vacant land and is 
adjacent to a Truckee Meadows Fire Protection District station to the west.  A small single-family 
residential neighborhood is located farther to the west and a gas station/RV park is down the street to 
the east.  The parcel included in this application is currently vacant.  Figure 2 (next two pages) depicts the 
existing site conditions. 
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Looking South 
 

 
Looking West 

Figure 2 – Existing Conditions 
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Looking North 

Figure 2 – Existing Conditions (Continued) 
 
Project Summary 
 
Currently, the subject parcel is zoned Medium Density Suburban (MDS) per the Washoe County Zoning 
Map with a land use designation of Suburban Residential (SR) in the Washoe County Master Plan.  The 
following table shows the Zoning and Land Use Designations of the surrounding properties. 
 

 Zoning Land Use 

North Medium Density Suburban 
Tribal 

Suburban Residential 
Tribal Land 

South Tourist Commercial (across I-80) Commercial (across I-80) 

East Tribal Tribal Land 

West Medium Density Suburban Suburban Residential 

 
This application includes three land use requests in order to establish Neighborhood Commercial (NC) 
zoning at the project site with a limit of what types of uses are allowed.  The first component of this 
application is a Master Plan Amendment (MPA) for three individual changes to the Master Plan and the 
Truckee Canyon Area Plan.  The second request is a Development Code Amendment (DCA) to add a new 
Area Modifier to the Development Code limiting individual use types.  The third request is a Regulatory 
Zone Amendment (RZA) from Medium Density Suburban designation to Neighborhood Commercial, 
consistent with the proposed Commercial Master Plan designation.   
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It is the intent of the project applicant to establish the necessary Master Plan and zoning designations to 
position the site for development of a mini-storage use (described in subsequent sections of this report).  
It is important to note that this application is essentially the first step in establishing the proper zoning at 
the project site.  It is planned to submit a Special Use Permit at a future date. 
 
Each request is summarized below: 
 

• Master Plan Amendment 
 
This Master Plan Amendment request consists of three individual actions.  These are: 

1. Amend the Truckee Canyon Area Plan to allow commercial master plan categories and 
commercial regulatory zoning only for use types that do not require new municipal services; 

2. Add a statement or policy restricting the commercial use types allowed; 
3. Amend the existing Suburban Residential master plan designation of the site to Commercial. 

 
These individual actions would allow for not only a change of Master Plan designation from Suburban 
Residential to Commercial, but it would also limit what commercial uses would be allowed by requiring 
that the use be supported by both an on-site water well and septic system.  This lets the County 
significantly restrict the type of development allowed on this site.   
 
The following pages (Figures 4 and 5) show the existing and proposed Master Plan designations for the 
subject property. 
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Figure 4 – Existing Master Plan Designations 
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Figure 5 – Proposed Master Plan Designations 
 
Per the Washoe County Master Plan Land Use and Transportation Element, the intent of the Commercial 
designation is “to create and preserve areas for businesses that provide a variety of wholesale and retail 
goods and services, which serve a neighborhood or community market and are created in conjunction with 
residential uses to create a mixed-use, new-urbanist community.”  The Washoe County Master Plan 
establishes guidelines to gauge whether a land use is appropriate for any given parcel.  In the case of this 
application, the site meets or exceeds all criteria outlined for the Commercial designation on pages 52 
and 53 of the Land Use and Transportation Element.  This includes: 
 

A. Conservation – The Master Plan calls for the preservation of natural terrain and scenic qualities.  
The subject property is flat and will not result in grading of steep slopes or any type of 
development that results in visual scarring, etc.  In addition, there are no soil, geology, or other 
physical conditions that make the subject site unsuitable for future development. 
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B. Land Use and Transportation – The Land Use and Transportation Element states that commercial 
designations should be located within walking distance to single-family homes.  With the 
Stampmill Estates located approximately 400 feet to the west, changing the Master Plan and 
zoning designations to allow for commercial uses would comply with this requirement.   
 

C. Public Services and Facilities – The project site meets or exceeds the standards for fire, EMS, and 
police response times as outlined in the Master Plan. 

 
There are a variety of considerations when evaluating the requested Master Plan Amendment.  With the 
continued expansion of the Tahoe-Reno Industrial Center (TRIC) a few miles to the west of this site, there 
is an increased demand for commercial uses along the Truckee Canyon as a whole.  In addition, the 
population around TRIC is growing, particularly in areas served by Interstate 80 in and around 
Wadsworth/Fernley.  As the potential for housing increases in these areas, the need for commercial uses 
also increases.  The properties to the south of the subject parcel across Interstate 80 are already 
designated Commercial and it is anticipated that commercial uses will be developed on those in the future.  
The properties on the north side of Interstate 80, including and surrounding the subject property, are 
logical places for commercial uses to support not only the existing housing, but any future housing that is 
built in the area as well. 
 
In addition, this site is located adjacent to Exit 43 off Interstate 80, which leads to State Route 447, the 
route to Pyramid Lake and Burning Man (both of which draw a large amount of vehicular traffic).  This 
traffic would benefit from additional commercial uses in the area with convenient places to stop before 
traveling up State Route 447.  By modifying the subject parcel to allow for the development of mini storage 
(subject to a Special Use Permit to be submitted separately), travelers would have a convenient place to 
store camping, fishing, and other recreational equipment.  Residents in the area may also benefit from a 
convenient place to store their items as well. 
 
The site location, along Interstate 80, adjacent to a freeway on-ramp, is not well suited for residential use.  
Given the potential for noise impacts, traffic, increased setback requirements, etc. the proposed NC 
zoning is much more logical than single-family residential use at the project site. 
 
The Planning Policy Analysis section of this report provides further analysis of applicable Washoe County 
Master Plan Goals and Policies and demonstrates how the proposed amendment serves to implement 
them along with goals and policies of the Truckee Canyon Area Plan and Truckee Meadows Regional Plan. 
 

• Development Code Amendment 
 
This application proposes one parcel (APN 084-291-04) to be included in a new Area Modifier within the 
Washoe County Development Code.  The proposed Truckee Canyon Area Modifier would allow for the 
development of only a mini storage facility on the subject property subject to a Special Use Permit (to be 
submitted at a later date).  If, in the future, a different use was proposed for the site, the future property 
owner would be required to file a new Development Code Amendment to allow for that use, assuming it 
complies with the new requirements of the Master Plan outlined above. 



BLACK ROCK STORAGE 
 

 

  
9 

This proposed commercial use is directly compatible with the designations of properties to the south 
across Interstate 80 which are currently designated Commercial by both the Zoning and Land Use maps 
shown above.  Figure 5 (following page) is the proposed Truckee Canyon Area Modifier map to be included 
within the new Development Code Section 110.222.20, the entirety of which is attached to this report. 
 

 
Figure 6 – Proposed Truckee Canyon Area Modifier Map 
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• Regulatory Zone Amendment 
 
The third component of this request is a Regulatory Zone Amendment (RZA).  Currently, the project site 
is zoned Medium Density Suburban (MDS).  Consistent with the requested Commercial Master Plan 
designation, it is requested that the zoning for the site be amended to Neighborhood Commercial (NC).  
Per the Washoe County Development Code, mini storage facilities are allowed in the NC zoning with the 
approval of a Special Use Permit.  This is consistent with the proposed Truckee Canyon Area Modifier 
discussed above. 
 
The surrounding properties are a unique combination of zoning designations and uses.  Properties to the 
north and east are zoned either Medium Density Suburban or Tribal Land.  To the west, the zoning consists 
of only Medium Density Suburban.  Interstate 80 is located directly south of the site.  The properties south 
of Interstate 80 are designated Tourist Commercial and it is anticipated that commercial uses will be 
developed on those in the future.   
 
Figure 7 (following page) depicts the existing site zoning while Figure 8 (page 12) depicts the proposed 
zoning for subject site. 
 



BLACK ROCK STORAGE 
 

 

  
11 

 
 

Figure 7 – Existing Zoning 
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Figure 8 – Proposed Zoning 
 
The properties on the north side of Interstate 80, including and surrounding the subject property, are 
logical places for commercial uses to support not only the existing housing, but any future housing that is 
built in the area as well.  As discussed in the Truckee Canyon Area Plan, it is anticipated that additional 
commercial land will be required to accommodate future population growth in the area, which is 
happening due to the continued growth of the Tahoe Reno Industrial Center. 
 
The proposed NC zoning is consistent with the proposed Commercial Master Plan designation and will 
provide for commercial use that is complementary to the Tourist Commercial designation south of 
Interstate 80.  Establishment of a commercial use at the site can serve to provide needed commercial 
development within the Truckee Canyon while still retaining the overall community character and feel of 
the area. 
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This report later contains a section entitled “Planning Policy Analysis”, and provides a thorough review 
and analysis of the Washoe County Master Plan and Truckee Canyon Area Plan.  In that section, specific 
items are noted that support the requested change in zoning.  These include policies and goals ranging 
from community character to infrastructure and development regulations. 
 

Future Development 
 
As noted previously, it is intended to follow this MPA/DCA/RZA request with a Special Use Permit, to be 
submitted at a later date.  It is recognized that a future development plan must provide compatibility with 
surrounding conditions.  The review process included with these applications will include presentation 
before the East Truckee Canyon Citizens Advisory Board, as well as a noticed community meeting.  These 
meetings will allow the applicant to gather community input and incorporate those ideas and concerns 
into a future development plan.   
 
The forthcoming Special Use Permit process will include a complete public review process including 
presentation to the Citizens Advisory Board and Board of Adjustment.  This MPA, DCA, and RZA application 
is simply the first step in a lengthy entitlement process and only serves to establish the underlying land 
use for the project. 
 

Planning Policy Analysis 
 
The proposed requests must be reviewed for consistency with the goals and policies of the Washoe 
County Master Plan, Truckee Canyon Area Plan, and Truckee Meadows Regional Plan.  Each of these 
planning documents is addressed below: 
 

• Truckee Canyon Area Plan 
 
The Truckee Canyon Area Plan is an element of the Washoe County Master Plan that establishes the 
overall theme and vision that the community has in terms of how they wish to see the Truckee Canyon 
develop over the next 20 years.  Last updated in 2012, there was very little change in the area up until the 
last two to three years.  As the region’s economy continues to grow due in part to the ongoing 
development of the nearby Tahoe Reno Industrial Center, there is now opportunity to implement change 
within the plan area, consistent with the goals and policies of the Area Plan.  
 
The Introduction section of the Area Plan states that it “is intended to help guide growth and development 
while protecting the unique natural resources of the area.”  It further goes on to discuss the future 
development of the Truckee Canyon while maintaining focus on issues such as: 
 

• Avoiding development on steep slopes 

• Flood hazards 

• Areas of severe fire hazard 

• Avoiding mining and industrial activity 
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According to the Truckee Canyon Development Suitability map, the site falls within an area designated as 
“Most Suitable” for development.  In addition, portions of the Truckee Canyon Area Plan support the idea 
of using this parcel for commercial use in general.  In the Land Use Plan section (Page 16), it states that 
“future population projections indicate the need for five acres of general commercial in the planning 
area”.  Modifying the use of this property to allow for the proposed commercial use complies with this 
section of the Area Plan.  In addition, Transportation Policy TC.3.4 discusses the need to “prevent future 
residential subdivisions from locating residences next to either Interstate 80 or the Southern Pacific 
Railroad” and requires between 100 and 500 feet setbacks from both.  The property, currently designated 
for residential uses, would not be developable to its fullest based on these standards.  By modifying the 
use to commercial, the property can be fully developed while still complying to Policy TC.3.4.   
 
The Area Plan also contains policies that are applicable to this particular MPA, DCA, and RZA requests.  
These policies are listed below and are addressed in bold face type.  It is important to note that many of 
the policies are not applicable at this time but will be addressed with the forthcoming Special Use Permit 
(i.e. policies related to grading, utilities, etc.). 
 
TC.1.3.1 Proposed developments shall be reviewed to ensure the view from Interstate 80 is preserved. 

Height limitations and setbacks will help preserve the visually predominant ridges and 
escarpments. 

 
The proposed MPA with area modifier to limit the subject property’s use to commercial uses (that do 
not require new municipal services) with the approval of a Special Use Permit will allow for additional 
discretionary review that may not have otherwise been required. This will ensure that height 
limitations, setbacks, buffering and other means of preserving the views from Interstate 80 are at both 
the staff and Board of Adjustment levels for appropriateness for the area.  
 
TC.3.3 Ensure screening and buffering is placed between residential developments and incompatible 

land uses. 
 
The proposed MPA, DCA and RCA will restrict the commercial uses on the property to allow for mini-
storage only. This type of use is minimally invasive with low impact to surrounding properties and will 
help to provide a buffer between adjacent residential uses and future, potentially more incompatible 
uses. Additionally, the Special Use Permit process proposed with the area modifier will ensure that 
acceptable transitions and buffering around the mini-storage use will be required with development. 
 
TC.3.4 Prevent future residential subdivisions from locating residences next to either Interstate 80 or 

the Southern Pacific Railroad. Effective shielding and buffering will be planned to provide noise 
abatement. 

  
The proposed MPA and RCA will help to prevent the development of residential uses adjacent to the 
Interstate 80 right-of-way, and will make it unnecessary to provide shielding and buffering for the 
purposes of noise abatement from vehicle traffic. 
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TC.3.4.1 Tentative maps shall not locate residences closer than 500 feet line-of-site exposure or 100 
feet shielded exposure to the right-of-way of major highways and railroads. Outside noise 
levels at the residence shall not exceed a maximum of 65 db when trains are passing or 65 Ldn 
next to Interstate 80. 

 
The subject property is located immediately adjacent to the right-of-way of Interstate 80. The site is 
approximately 565 feet deep, which would render the majority of the site unusable when considering 
the 500-foot line of site exposure limitation. In addition, due to its proximity to Interstate 80, 
maintaining noise levels less than 65 Ldn may be difficult to accommodate residential development. 
These two key issues support limited commercial uses on the site that are compatible with the existing 
nearby residential uses. 
 

• Washoe County Master Plan 
 
The Washoe County Master Plan contains numerous goals and policies that support the requested Master 
Plan, Development Code, and Regulatory Zone Amendments included with this application.  These policies 
are listed and addressed below: 
 
Conservation Element: 
 
C.2.1 The Washoe County Department of Community Development shall maintain maps depicting 

valuable scenic areas, including, but not limited to, prominent ridgelines, playas, and other unique 
scenic features. These maps shall be used to determine, in part, the land use and public services 
and facilities appropriate for each planning area. These maps, which may be specific to and 
contained within each Area plan, shall also be used during development review to identify areas 
where scenic resource assessment and possible mitigation measures may be required. 

 
The subject property does not contain any significant natural features or resources and is identified as 
an area “most suitable” for development in the Truckee Canyon Area Plan. 
 
Goal Three: Regulation or mitigate development to protect environmentally sensitive and/or critical 

land, water and wildlife resources that present development hazards or serve highly 
valuable ecological functions. 

 
As addressed with Policy C.2.1 above, development of the site will not result in any threat to protected 
resources, cultural sites, sensitive lands, etc. The project site is flat and well suited for development. 
 
C.3.1 The Washoe County Department of Community Development shall adequately consult with other 

agencies while maintaining Development Suitability Maps that depict valuable and/or critical 
land, water and wildlife resources or features which shall include, but not be limited to, the 
following: 
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a. Geothermal and mining areas. 
b. Landslide, avalanche and rockfall areas. 
c. Active and potentially active faults, and areas of potential groundshaking. 
d. Slopes greater than 15 percent. 
e. Sensitive soils. 
f. Key wildlife habitats and migration routes. 
g. Wild fire hazard areas (as specified by the respective fire agency). 
h. One hundred year floodplains. 
i. Perennial and intermittent streams, and wetlands. 
 
This map series shall be used to determine the land use and public services and facilities 
appropriate for each planning area. These maps shall also be used during development review to 
identify areas where more detailed land and water resource information is needed. Where the 
information indicates a need, measures to protect these resources shall be required. The maps 
depicting development constraint areas and areas of biodiversity should be used as a reference 
tool only in reviewing development applications. 

 
There are no known natural constraints that would preclude development of the site. The property has 
been designated as suitable for development in the Truckee Canyon Area Plan. The future proposed 
Special Use Permit will provide further analysis into any potential development constraints. 
 
Goal Ten: Incorporate technical information on geologic hazards into the land use planning and 

development processes. 
 
A review of record data indicates no known geologic hazards. A detailed geotechnical analysis will be 
included with the future Special Use Permit request. 
 
Goal Eighteen: Manage and utilize water resources in a fair and sustainable manner.  
 
The mini-storage use that will ultimately be proposed with the requested MPA, DCA and RCA will 
drastically reduce future water usage on the site as compared to the current zoning of medium density 
residential. This will allow valuable water resources to be utilized on residential and commercial uses 
in more appropriate areas within the Truckee Canyon Area Plan.  
 
Housing Element: 
 
The specific proposal to change the Master Plan, Regulatory Zone and Development Code to 
accommodate a mini-storage does not meet the goals and policies of the Housing Element because it 
places emphasis on the development of affordable housing. However, the MPA, DCA and RCA for the 
subject property does support the appropriate location of residential uses, and the promotion of 
compatible adjacent land uses to existing residential properties. These concepts are supported with the 
proposed change from residential to commercial use on property adjacent to Interstate 80, and limiting 
this commercial use to one that will have little impact on nearby residential uses. 
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Land Use and Transportation Element: 
 
LUT.2.3.b Encourage development patterns and land uses that can coexist with existing noise 

generating activities such as high volume roadways, rail lines, flight paths and intense 
employment activities. 

 
Due to the high noise levels generated by major interstates such as Interstate 80, the location of 
residential uses adjacent to interstates is not the best use of the land. By changing the land use of the 
subject property from residential to commercial with a limit on the type of commercial activity, better 
compatibility can be achieved with the surrounding existing residential and interstate uses. 
 
LUT.3.5  Area Plans shall identify adequate land, in locations that support the regional form and 

pattern, for the residential, commercial, civic and industrial development needs for the 
next 20 years, taking into account land use potential within the cities and existing 
unincorporated centers, existing vacant lots, and resource and infrastructure constraints. 

 
The Truckee Canyon Area Plan has taken into account viable land for future development and has 
designated the project site as well suited for development. It is currently planned for residential uses, 
but this is in conflict with other parts of the plan which encourage extensive buffering between 
residential uses and Interstate 80. Modifying this area for limited commercial use will provide a more 
appropriate land use adjacent to both the existing residential and Interstate 80. 
 
LUT.4.1  Maintain a balanced distribution of land use patterns to: 
 

a. Provide opportunities for a variety of land uses, facilities and services that serve 
present and future populations; 
 

b. Promote integrated communities with opportunities for employment, housing, 
schools, park civic facilities and services essential to the daily life of the residents; and 

 
c. Allow housing opportunities for a broad socio-economic population. 

 
The modification of the subject property from residential to limited commercial use will provide for a 
better variety of land uses than what is currently proposed in the Area Plan. It will allow for commercial 
development on property that is not well suited for residential use due to its proximity to Interstate 80. 
 
LUT.25.1 Ensure that development proposals are in conformance with appropriate Master Plan 

policies and the relevant Area Plan policies. 
 
The Planning Policy Analysis included in this report demonstrates the proposed project’s conformance 
with applicable goals and policies of both the Washoe County Master Plan and the Truckee Canyon Area 
Plan. 
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Population Element: 
 
Goal Three:  Plan for a balanced development pattern that includes employment and housing 

opportunities, public services and open spaces. 
 
The modification of the project site’s land use from residential to limited commercial will provide for a 
better land use pattern for the immediate vicinity and will eliminate the conflict of residential 
development near Interstate 80. 
 

• Truckee Meadows Regional Plan 
 
Master Plan Amendment applications in Washoe County are required to complete a review by the Truckee 
Meadows Regional Planning Agency. This project advances the goals and policies of the 2012 Truckee 
Meadows Regional Plan as outlined below in italic type and addressed in bold face type. 
 
Goal 1.3 Unincorporated Washoe County within the TMSA will support Module #1 by providing a 

development pattern that includes a range of residential densities appropriate to the 
location and typified by medium density, and shall include appropriate neighborhood or 
local serving retail uses, and employment opportunities designed to reduced trips, 
enhance housing affordability and promote jobs-housing balance.  

 
The proposed amendment will allow for appropriate neighborhood and local serving retail uses in an 
area where the current residential designation is not appropriate due to the property’s proximity to 
Interstate 80.  
 

Request Findings 
 
The Washoe County Development Code establishes legal findings that must be made by the Planning 
Commission and Board of County Commissioners in order to approve Master Plan Amendment, 
Development Code Amendment, and Regulatory Zone Amendment requests.  These findings are listed 
below and are addressed in bold face type. 
 

• Master Plan Amendment 
 
When adopting an amendment, the Commission shall make all required findings contained in the area 
plan for the planning area in which the property that is the subject of the Master Plan amendment is 
located and, at a minimum, make at least three of the following findings of fact unless a military 
installation is required to be noticed, then in addition to the above, a finding of fact pursuant to subsection 
(6) shall also be made: 
 

(1) Consistency with Master Plan. The proposed amendment is in substantial compliance with the 
policies and action programs of the Master Plan. 
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The requested Commercial designation will allow for the establishment of Neighborhood Commercial 
(NC) zoning.  The Neighborhood Commercial zoning is consistent with, the goals, policies, vision, and 
character statement of the Truckee Canyon Area Plan, as detailed previously within this report. 
  

(2) Compatible Land Uses. The proposed amendment will provide for land uses compatible with 
(existing or planned) adjacent land uses, and will not adversely impact the public health, safety or 
welfare. 

 
The requested amendment represents a decrease in intensification over what currently exists.  This will 
provide for a much more appropriate transition between land uses and is far better suited for the 
property given surrounding land use patterns.  Residential uses would be inappropriate for the site and 
have the potential to create significant negative impacts within the area in terms of traffic, noise, 
buffering, etc. 
 

(3) Response to Change Conditions. The proposed amendment responds to changed conditions or 
further studies that have occurred since the plan was adopted by the Board of County 
Commissioners, and the requested amendment represents a more desirable utilization of land. 

 
The proposed C and NC are consistent with the goals, policies, vision, and character statement of the 
Truckee Canyon Area Plan.  Additionally, the project can serve to meet the increased demand for 
commercial within the region sparked by a large influx of new economic growth that has occurred, and 
continues to occur, within Washoe County and the surrounding region through the continued growth 
of the Tahoe Reno Industrial Center and the Burning Man festival. 
 

(4) Availability of Facilities. There are or are planned to be adequate transportation, recreation, 
utility, and other facilities to accommodate the uses and densities permitted by the proposed 
Master Plan designation. 

 
All facilities, services, and infrastructure needed to serve the site are existing or, in the case of the well 
and septic system, will be developed to serve the project site.  The proposed change to the Master Plan 
is aimed at uses that do not require new municipal services and will be provided by an on-site well and 
septic system at the direction of the County. 
 

(5) Desired Pattern of Growth. The proposed amendment will promote the desired pattern for the 
orderly physical growth of the County and guides development of the County based on the 
projected population growth with the least amount of natural resource impairment and the 
efficient expenditure of funds for public services. 

 
With the continued development of the Tahoe Reno Industrial Center, it is anticipated that both 
commercial and residential development within the Truckee Canyon/Wadsworth area will increase.  
The proposed changes to the Master Plan allows for orderly physical growth and complies with the 
policies of the Truckee Canyon Area Plan. 
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(6) Effect on a Military Installation. The proposed amendment will not affect the location, purpose 
and mission of the military installation. 

 
Not applicable. 
 

• Development Code Amendment 
 

(1) The proposed Development Code Amendment is in substantial compliance with the policies and 
action programs of the Washoe County Master Plan. 

 
The proposed Truckee Canyon Area Modifier is in compliance with the policies and action programs of 
the Washoe County Master Plan.  Specifically, the policies and recommendations of the Truckee Canyon 
Area Plan recognize the need for commercial uses within this area and prohibit residential uses on 
properties adjacent to Interstate 80 such as the subject property. 
 

(2) The proposed Development Code Amendment will not adversely impact the public health, safety 
or welfare, and will promote the original purposes for the Development Code as expressed in 
Article 918, Adoption of Development Code. 

 
The proposed Development Code Amendment will not adversely impact the public health, safety, or 
welfare.  This project will comply with all development standards outlined in the Washoe County Code 
in terms of such things as setbacks, circulation, and landscaping.  There will be no significant impact to 
traffic because the future mini storage use will be utilized by current residents of the area and traffic 
that would normally be driving through the area getting on and off Interstate 80.   
 

(3) The proposed Development Code Amendment responds to changed conditions or further studies 
that have occurred since the Development Code was adopted by the Board of County 
Commissioners, and the requested amendment allow for a more desirable utilization of land 
within the regulatory zones. 

 
The proposed Development Code Amendment is in direct response to changed conditions in the area 
since the Development Code was adopted.  With the continuing development of the Tahoe-Reno 
Industrial Center and the subsequent population increase, this area of the Truckee Canyon is ideal for 
commercial uses for both nearby residents and commuters driving along this stretch of Interstate 80. 
 

(4) The proposed Development Code Amendment will not adversely affect the implementation of 
the policies and action programs of the Conservation Element or the Population Element of the 
Washoe County Master Plan. 

 
The proposed Development Code Amendment will not adversely affect the implementation of either 
the Conservation Element or the Population Element of the Washoe County Master Plan.  The subject 
property will not affect any scenic, water, or air quality resources as defined in the Master Plan.  The 
Development Constraints Map within the Conservation Element shows that the property is 
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“unconstrained” with no resource conflicts.  The Population Element is not affected by the proposed 
Development Code Amendment because no residential uses are proposed for this site. 
 

• Regulatory Zone Amendment 
 

(1) Consistency with Master Plan. The proposed amendment is in substantial compliance with the 
policies and action programs of the Master Plan. 

 
As detailed in the Planning Policy Analysis section of this report the requested RZA serves to implement 
numerous goals and policies of the Washoe County Master Plan and the Spanish Springs Area Plan. 
 

(2) Compatible Land Uses. The proposed amendment will provide for land uses compatible with 
(existing or planned) adjacent land uses, and will not adversely impact the public health, safety or 
welfare. 

 
This request does not grant the absolute right to develop the parcel.  Instead, it establishes the land use 
framework that will allow for future consideration of a commercial development, specifically mini 
storage.  At that time, project specific impacts can be evaluated during a public review process and 
appropriate conditions can be added or changes made.  From a pure land use perspective, 
neighborhood commercial is appropriate with the surrounding uses and is more compatible than the 
existing residential designations due to development restrictions along Interstate 80.   
 

(3) Response to Change Conditions.; more desirable use. The proposed amendment responds to 
changed conditions or further studies that have occurred since the plan was adopted by the Board 
of County Commissioners, and the requested amendment represents a more desirable utilization 
of land. 

 
The proposed Neighborhood Commercial zoning is consistent with the goals, policies, vision, and 
character statement of the Truckee Canyon Area Plan.  Additionally, the project can serve to meet the 
increased demand for commercial within the region sparked by a large influx of new economic growth 
that has occurred, and continues to occur, within Washoe County and the surrounding region through 
the continued growth of the Tahoe Reno Industrial Center and the Burning Man festival. 
 

(4) Availability of Facilities. There are or are planned to be adequate transportation, recreation, 
utility, and other facilities to accommodate the uses and densities permitted by the proposed 
amendment. 

 
All facilities, services, and infrastructure needed to serve the site are existing or, in the case of the well 
and septic system, will be developed to serve the project site.  The proposed change to the Master Plan 
is aimed at uses that do not require new municipal services and will be provided by an on-site well and 
septic system at the direction of the County. 
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(5) No Adverse Affects. The proposed amendment will not adversely affect the implementation of 
the policies and action programs of the Washoe County Master Plan. 

 
As detailed in the Planning Policy Analysis section of this report, the project actually serves to 
implement goals and policies of the Master Plan and Area Plan.  In fact, it is almost certain that 
additional goals and policies will be implemented with future development of a commercial use at the 
site. 
 

(6) Desired Pattern of Growth. The proposed amendment will promote the desired pattern for the 
orderly physical growth of the County and guides development of the County based on the 
projected population growth with the least amount of natural resource impairment and the 
efficient expenditure of funds for public services. 

 
With the continued development of the Tahoe Reno Industrial Center, it is anticipated that both 
commercial and residential development within the Truckee Canyon/Wadsworth area will increase.  
The proposed change to the regulatory zoning allows for orderly physical growth and complies with the 
policies of the Truckee Canyon Area Plan. 
 

(7) Effect on a Military Installation When a Military Installation is Required to be Noticed. The 
proposed amendment will not affect the location, purpose, and mission of the military 
installation. 

 
Not applicable. 
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July 1, 2017

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:

Section(s)/Township/Range:

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):

3

Black Rock Storage
Master Plan Amendment to 1) amend the Truckee Canyon Area Plan to allow commercial master plan categories and commercial
regulatory zoning for use types that do not require new municipal services; 2) add a statement or policy restricting the commercial
use types allowed; and 3) amend the existing Suburban Residential master plan designation of the site to Commercial.

N/A

5.399 acres

Interstate 80 at Exit 43 (Wadsworth); Specifically north of I-80, south of Stampmill Dr., and east of the existing TMFPD station.

084-291-04 5.399 acres

T20, R24, S08

Vector Account, LLC Rubicon Design Group, LLC

240 Grapevine Ravine Road 1610 Montclair Avenue, Suite B

N/A mrambo@rubicondesigngroup.com

N/A Michele Rambo, AICP

Black Rock Storage, LLC N/A

681 Edison Way

tom@sierrageneral.com

Tom Ortiz

None

Newcastle, CA 95658

N/A N/A

N/A N/A

Reno, NV 89509

775-393-0035 N/A

775-393-0035 N/A

Reno, NV 89502

775-336-7555 N/A

775-336-7555 N/A
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Master Plan Amendment
Supplemental Information

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 

references to Master Plan amendments may be found in Article 820, Amendment of Master Plan.

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

A request to add, amend, modify or delete 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 a brief explanation to all 

questions.

1. What is the Master Plan amendment being requested at this time?

5

1) Change the Truckee Canyon Area Plan to allow commercial master plan
categories and commercial regulatory zoning for use types that do not require new
municipal services.
2) Add a statement or policy restricting the commercial use types allowed.
3) Amend the existing Suburban Residential master plan designation of the site to
Commercial.

✔

✔

✔

✔



Washoe County Planning and Building July 2017
MASTER PLAN AMENDMENT

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 nearest intersection)?  Please attach 

a legal description.

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

APN of 

Parcel

Master Plan 

Designation

Existing 

Acres

Proposed 

Master Plan 

Designation

Proposed Acres

6

The development and continued growth of the Tahoe Reno Industrial Park and the
increased attendance of Burning Man every year have changed the character of
Wadsworth and surrounding areas. This has created additional need for smaller
commercial uses in the area.

Interstate 80 at Exit 43 (Wadsworth); Specifically north of I-80, south of
Stampmill Drive, and east of (adjacent to) the existing TMFPD station.

084-291-04 Suburban Residential 5.399 acres Commercial 5.399
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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.

7

Suburban Residential/Tribal Land

Interstate 80/Commercial

Tribal Land/Interstate 80

Suburban Residential

Site = Vacant
North = Vacant
South = Interstate 80
East = Vacant
West = Fire Station/Stampmill Estates (approximately 400 feet away)

The site consists of typical desert scrub brush with a few trees. The site is
generally flat with no known minerals or wildlife habitat and consists of sandy soil.
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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, please 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.)

Yes No

Explanation:

b. Does property contain wetlands?  (If yes, please 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

Explanation:

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

yes, please note the slope analysis requirements contained in Article 424, Hillside Development 

of the Washoe County Development Code.)

Yes No

Explanation:

8

Per FEMA FIRM panel 32031C3131G, the site is outside of the 100-year
floodplain.

The site does not contain any wetlands.

The site is generally flat with a small natural slope from north to south.
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d. Does property contain geologic hazards such as active faults; hillside or mountainous areas; is 

subject to avalanches, landslides, or flash floods; is near a stream or riparian area such as the 

Truckee River, and/or an area of groundwater recharge?

Yes No

Explanation:

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

and/or wildlife mitigation route?

Yes No

Explanation:

7. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity 

or associated with the proposed amendment:

Yes No

Explanation:

9

Per the USGS map of the area, there are no active faults near the site. The site
is generally flat with no potential for avalanche or landslides. The Truckee River
is located approximately 1/4 mile to the south.

The site does not contain any farmland. Per the Washoe County mapping
system, the site is located in a low fire hazard area. There are no known
mining, geothermal activity, or wildlife migration routes.

No known archaeological, historical, cultural, or scenic resources are located in
close proximity to the site.



Washoe County Planning and Building July 2017
MASTER PLAN AMENDMENT

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.  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

e. 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):

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

water rights will be available to serve the additional development.

10

35581 and 35582 7.10

A water rights title will be filed at the time of development. In the meantime, the
applicant has a Banking Agreement with TMWA for use of 7.10 acre-feet of water
per year (attached).

The proposed amendment does not involve an intensification of use. In fact, the
mini-storage use that will ultimately be developed on the site is far less intense than
the number of residential units that could fit on this site. In addition, due to the
language found in the associated Development Code Amendment application,
intense commercial uses could not be permitted on the site.
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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. 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 and 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. Washoe County Capital Improvements Program project?

Yes No

11

N/A
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital 

Improvements Program and 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.

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

report will be required.  See attached Traffic Impact Report Guidelines.)

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

12

N/A

Stampmill Drive and State Route 427

TMFPD - Adjacent

Northern Nevada Medical Center - Sparks

Natchez Elementary - Wadsworth

Mendive Middle School - Sparks

Reed High School - Sparks

Lockwood Park - Lockwood

Lyon County Library - Fernley

Sparks
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DEVELOPMENT CODE AMENDMENT
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Community Services Department
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1001 E. Ninth St., Bldg. A 
Reno, NV 89520

Telephone:  775.328.6100
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July 1, 2017

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:

Section(s)/Township/Range:

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):

3

Black Rock Storage
Development Code Amendment adding Article 222 (Truckee Canyon Area Plan Modifier) to allow
specific use types in the Neighborhood Commercial regulatory zone subject to a Special Use Permit
(approved by the Board of Adjustment) only if the use does not require new municipal services.

N/A

5.399 acres

Interstate 80 at Exit 43 (Wadsworth); Specifically north of I-80, south of Stampmill Dr., and east of the existing TMFPD station.

084-291-04 5.399 acres

T20, R24, S08

Vector Account, LLC Rubicon Design Group

240 Grapevine Ravine Road 1610 Montclair Avenue, Suite B

N/A mrambo@rubicondesigngroup.com

N/A Michele Rambo, AICP

Black Rock Storage, LLC N/A

681 Edison Way

tom@sierrageneral.com

Tom Ortiz

None

Newcastle, CA 95658

N/A N/A

N/A N/A

Reno, NV 89509

775-393-0035 N/A

775-393-0035 N/A

Reno, NV 89502

775-336-7555 N/A

775-336-7555 N/A



 
 

Washoe County Development Code 
TRUCKEE CANYON AREA 

110.222.20  Truckee Canyon Area Modifier.  The purpose of this section is to establish regulations to 
support limited commercial development within a specific area of the Truckee Canyon when no new 
municipal services are required. 
 

(a) Applicability.  Limited commercial development shall be restricted to one (1) parcel 
located within the Truckee Canyon area as outlined in Map 110.222.20.1 designated with 
a Neighborhood Commercial (NC) regulatory zone with an approved special use permit 
by the Washoe County Board of Adjustment pursuant to Article 810. 

 
Map 110.222.20.1 

 
TRUCKEE CANYON AREA MODIFIER LOCATION MAP 

 

 

 
Source:  Washoe County Department of Community Development 



 
 

Washoe County Development Code 
TRUCKEE CANYON AREA 

(1) Allowed Uses.  The Table of Uses as set forth in Section 110.302.05 is modified 
in the following manner: 

 
(i) Commercial Use Type.  The following commercial use type as 

listed in Table 110.302.05.3, Table of Uses (Commercial Use 
Types), shall be allowed with a Special Use Permit approved by 
the Board of Adjustment: 

 
(1) Mini Storage. 
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July 1, 2017

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:

Section(s)/Township/Range:

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):

3

Black Rock Storage

Regulatory Zone Amendment to change Medium Density Residential
(MDS) zoning to Neighborhood Commercial (NC).

N/A

5.399 acres

Interstate 80 at Exit 43 (Wadsworth); Specifically north of I-80, south of Stampmill Dr., and east of the existing TMFPD station.

084-291-04 5.399

T20, R24, S08

Vector Account, LLC Rubicon Design Group, LLC

240 Grapevine Ravine Road 1610 Montclair Avenue, Suite B

N/A mrambo@rubicondesigngroup.com

N/A Michele Rambo, AICP

Black Rock Storage, LLC N/A

681 Edison Way

tom@sierrageneral.com

Tom Ortiz

None

Newcastle, CA 95658

N/A N/A

N/A N/A

Reno, NV 89509

775-393-0035 N/A

775-393-0035 N/A

Reno, NV 89502

775-336-7555 N/A

775-336-7555 N/A
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Regulatory Zone Amendment
Supplemental Information

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 

references to Regulatory Zone amendments may be found in Article 821, Amendment of Regulatory 

Zone.  

Please complete this questionnaire 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. Please describe the Regulatory Zone amendment request: 

2. List the Following information regarding the property subject to the Regulatory Zone Amendment.

a. What is the location (address, assessor’s parcel number or distance and direction from nearest

intersection)?  

5

Regulatory Zone Amendment to change Medium Density Residential (MDS) zoning
to Neighborhood Commercial (NC).

Interstate 80 at Exit 43 (Wadsworth); Specifically north of I-80, south of Stampmill
Dr., and east of the existing TMFPD station.
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b. Please list the following (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 at the site or in the vicinity (i.e. vacant land, 

roadways, easements, buildings, etc.):

APN of Parcel

Master Plan 

Designation

Current 

Zoning

Existing 

Acres

Proposed 

Zoning

Proposed 

Acres

6

084-291-04 Suburban Residential Med. Density Res. 5.399 Neighborhood Comm 5.399

MDS/Tribal Land Vacant

I-80/Tourist Comm. Interstate 80

MDS/I-80/Tribal Vacant

MDS Fire Station/Residential 400 ft. away

Site = Vacant
North = Vacant
South = Interstate 80
East = Vacant
West = Fire Station/Stampmill Estates (approximately 400 feet away)
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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.

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 No

Explanation:

6. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity 

or associated with the proposed amendment:

Yes No

Explanation:

7

The site consists of typical desert scrub brush with a few trees. The site is
generally flat with no known minerals or wildlife habitat and consists of sandy soil.
The site is generally flat with a small natural slope from north to south.

Per FEMA FIRM panel 32031C3131G, the site is outside of the 100-year
floodplain. The site does not contain any wetlands. Per the USGS map of the
area, there are no active faults near the site. The site is generally flat with no
potential for avalanche or landslides. The Truckee River is located approximately
1/4 mile to the south. The site does not contain any farmland. Per the Washoe
County mapping system, the site is located in a low fire hazard area. There are no
known mining, geothermal activity, or wildlife migration routes.

No known archaeological, historical, cultural, or scenic resources are located in
close proximity to the site.
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7. 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.  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

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

Department of Conservation and Natural Resources):

f. 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

35581 and 35582 7.10

A water rights title will be filed at the time of development. In the meantime, the
applicant has a Banking Agreement with TMWA for use of 7.10 acre-feet of water
per year (attached to the associated MPA application).

The proposed amendment does not involve an intensification of use. In fact, the
mini-storage use that will ultimately be developed on the site is far less intense than
the number of residential units that could fit on this site. In addition, due to the
language found in the associated Development Code Amendment application,
intense commercial uses could not be permitted on the site.
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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

d. If a public facility is proposed and is currently not listed in the Washoe County Capital 

Improvements Program and 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

9

N/A
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital 

Improvements Program and 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 will be required.  See attached Traffic Impact Report Guidelines.)

Yes No

12. 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

10

N/A

Stampmill Drive and State Route 427

TMFPD - Adjacent

Northern Nevada Medical Center - Sparks

Natchez Elementary - Wadsworth

Mendive Middle School - Sparks

Reed High School - Sparks

Lockwood Park - Lockwood

Lyon County Library - Fernley

Sparks
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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 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 12
th

grade by 325 students or more?

Yes No
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