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MINUTES OF THE CHURCHILL COUNTY PLANNING COMMISSION 
 

155 N. Taylor St., Fallon, NV 89406 
May 14, 2025 

1. Call to Order:  
The regular meeting of the Planning Commission was called to order at 6:00 p.m. on May 14, 2025 
by Chair Bunyard. 
Present: Zack Bunyard, Chair; Jeff Goings, Vice Chair; Victor Ansotegui, Member; Tami Edgmon, 
Member; Joe Frey, Member; Mark Hyde, Member; and Scott Nelson, Member. 
Absent: None 
Planning Staff Present:    Civil D.A. Staff Present: 
Randy Hines, Public Works Director   Joseph Sanford, Deputy District Attorney 
Dean Patterson, Senior Planner 
Loreli LeBaron, Code Compliance Official 
Diane Moyle, Administrative Assistant 
 
2. Pledge of Allegiance: 
The Pledge of Allegiance was recited by the commission and public. 
 
3. Public Comment: 
There were none. 
 
4. Verification of the Posting of the Agenda:  
It was verified by Diane Moyle, Administrative Assistant, that the agenda for this meeting was posted 
on May 8, 2025 in accordance with NRS 241 and the Churchill County Code. 
 
5. Consideration and possible action re: Approval of Agenda as submitted or revised:  

 
Member Hyde moved to approve the agenda as submitted. Vice Chair Goings 
seconded the motion which carried by unanimous vote. 

 
6. Verification of notification of all landowners in accordance with NRS and the Churchill 
County Consolidated Development Code: 
Chair Bunyard verified with the Administrative Assistant that notification was sent to all landowners 
in accordance with NRS and the Churchill County Code. 
 
7. Consideration and possible action re: Approval of Minutes of the meeting held on:    
A.  March 24, 2025 Special Meeting 
B. April 9, 2025 Public Hearing 
C. April 22, 2025 Workshop 
 

Member Edgmon moved to approve the March 24, 2025, April 9, 2025, and 
April 22, 2025 minutes as written. Vice Chair Goings seconded the motion and 
the decision carried by unanimous vote. 
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8. Old Business 
A.  Consideration and possible action re: Review of a special use permit, SUP001068, for an Off-

Premises Outdoor Storage Yard previously granted to Jared Card of Card Trucking LLC on May 
10, 2023. The property is located at 2555 Beasley Drive, Assessor's Parcel Number 007-171-62. 
A condition for approval was annual review until the Planning Commission determines it is no 
longer necessary.  

The applicant was not available to speak regarding this permit. 
Director Hines stated that at the meeting in 2024 the applicant informed that all of the 

conditions had been met except for the landscaping and screening. The screening had been completed 
on the north and east sides of the storage area; however, it was not done on the west side. There were 
some boulders installed for landscaping. He performed a site inspection today, and it appears that 
screening is now installed on the west side of the storage area. There has not been any additional 
landscaping installed.  
 Chair Bunyard wondered if the commission wanted to just leave the remaining item up to the 
department to ensure that it is completed or if they wanted to request another review in a year. 
 Vice Chair Goings questioned if anything has happened since the review in 2024, and Director 
Hines said that they had completed the screening on the west side of the property. The applicant had 
indicated at the last meeting about possibly installing some colored gravel or something around the 
boulders, but that hasn’t been done. There is an attempt at some landscape out there, and it is just a 
question of whether the code would require more than what he has done.  
 Member Hyde wondered if the applicant shouldn’t be required to attend a meeting to answer 
questions about the landscaping. He wasn’t sure if they should stop requiring the annual review until 
the conditions are met. Member Nelson responded that he believes that we are trying to move to the 
point that the department can make these minor decisions without it having to come before the board 
every time, so he would be more inclined to make a motion to leave this up to the department to 
finalize the landscaping and move forward with the special use permit. Vice Chair Goings stated that 
he agrees with both opinions. His issue is that this special use permit was approved with all of the 
conditions, and at the time there were a lot of joists on the premises. The applicant came for the annual 
review last year, and there were fewer joists onsite and he was still debating about whether or not he 
was going to finish the conditions. Now, there are no joists onsite and there has not been any 
movement toward meeting the remaining conditions of the permit. He wholly believes that the 
department is capable of handling this, but he also is a little concerned that they put these conditions 
on these special use permits, and they don’t get met. Can the department handle the oversight of these 
permits going forward? Member Nelson pointed out that it is only the landscaping that hasn’t been 
completed, and Director Hines noted that there has been a minimal amount of landscaping done, but 
the applicant didn’t do the additional items he mentioned at the last meeting. Member Nelson 
reiterated that he thinks the department could work that out with the applicant. Member Edgmon 
inquired if the landscaping is being met to the same standards that are required of all other businesses 
along the highway. If it is good for one, then it would be good for all. If the applicant hasn’t met the 
requirements that we are requiring everyone else to do and he is not here to speak on his behalf, that 
says a lot, too. Director Hines remarked that we don’t really have a set landscape plan that is the same 
for everyone. Typically, the applicant will present a plan to the department, and it is determined 
whether it is acceptable. He believes that just having a few boulders at the front of the property wasn’t 
enough to satisfy the requirement based upon the last meeting, and the applicant offered to add more. 
There hasn’t been any added based upon the site visit today. Vice Chair Goings agreed with Member 
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Nelson that the department could handle this; however, he wanted to make sure that the applicant was 
held accountable for meeting the conditions for the special use permit that they approved. He thinks 
this should be addressed. Director Hines confirmed that the department could take care of this 
internally. Chair Bunyard further stated that if the conditions were not being met, it is something that 
could be brought back before the commission for further action. 
 Chair Bunyard called for a motion.  
 

Vice Chair Goings moved to have the department ensure that the remaining 
conditions are met and no longer require an annual review. Member Nelson 
seconded the motion and the decision carried by unanimous vote (7-0). 

 
B. Consideration and possible action re: Review of a special use permit, SUP001086, for a home-

based business previously granted to Clayton & Joleen Bryant, Dead Eye Dirtworks, on May 8, 
2024. The property is located at 3205 Brookside Circle, Assessor's Parcel Number 008-421-23. 
A condition of approval was an annual review to determine if the scale of the operation is still 
appropriate for a home-based business.  

Joleen Bryant, 3205 Brookside Circle, was available to speak regarding this application. 
Director Hines said that this is a permit for a home based business that was approved last year 

for Dead Eye Dirtworks, and some of the concerns for this business was the size of the operation. He 
believes that they were limiting the business to two trucks, a mini-excavator, a skid steer, and a trailer. 
The intent was to not have the business expand at this location because it is in a more dense 
neighborhood. Correspondence from the applicant has stated that the scale of the operation has not 
changed and all conditions of the permit have been met. 
 Chair Bunyard asked Mrs. Bryant if the business has remained the same since the application 
was approved. Joleen Bryant indicated that they are actively looking for property to purchase where 
they could move the business. Chair Bunyard thinks that since they haven’t added anymore employees 
and the business hasn’t changed, he doesn’t see why this couldn’t go an additional year or until they 
can find another property. Mrs. Bryant noted that the mini-excavator hasn’t even been on their 
property for months because it is going from jobsite to jobsite. Everything that they listed that could 
be parked on the property hasn’t all been on the property since then. 
 Chair Bunyard inquired if any of the commissioners had any questions or discussion. 
 Member Nelson questioned if the department had received any complaints from anyone 
regarding this operation, and Director Hines responded that there has not been any correspondence 
related to this business. 
 Chair Bunyard asked for any public comment; there being none, he called for a motion. 
Member Hyde inquired if this was something that they should review every year, and it was stated 
that they should to ensure that the business hasn’t expanded and that the conditions that were placed 
on this permit are being met. Mrs. Bryant stated that she would like to have another place for the 
business by next year.  
 

Member Ansotegui moved to request another annual review for this permit. 
Member Hyde seconded the motion and the decision carried by unanimous vote 
(7-0). 

 
9. New Business: 
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A.  Consideration and possible action re: A tentative parceling plan application, PC25-000003, filed 
by Bart Hiatt. The property is located on Boundary Road, Assessor's Parcel Number 009-071-
27, consisting of 66.54 acres in the A-10 zoning district. The applicant proposes to divide the 
parcel into six parcels of approximately 11.0 acres each.  

David Crook, Lumos & Associates, 275 W Williams Avenue, was available to speak 
regarding this application. 

Member Ansotegui recused himself from this item due to familial connection.  
Dean Patterson, Senior Planner, stated that the property is located on Boundary Road, which 

serves as the east boundary for the Fallon Paiute-Shoshone Reservation. The applicant has proposed 
a parceling plan that would result in six lots, that will in turn be implemented in two serial parcel 
maps. All six lots will be residential lots fronting on Boundary Road, which is a County maintained 
gravel road. The staff report reviews the approval criteria. This is a fairly standard project. There were 
only two issues of importance that arose during the review: 

- The first is that a Friction Zone and an Agricultural Protection plan are required to protect 
adjacent agriculture. Most of the different friction zone buffers use separation to reduce 
incompatibility problems. Staff recommends that the adjacent roads, canals, ditches, drains, 
and property or road setbacks provide adequate separation in this case, except for the north 
property line. In that case, Staff recommends a 75 foot “agricultural protection setback” along 
the north line to keep buildings away from that farm field. This is included on the latest version 
of the map (shown on the overhead screen). 

- The second issue is that tentative parceling plans require soils information be provided. The 
map and a submitted Geotech Report indicate that soils conditions that have severe problems 
related to development cover almost all of the site. Clay soils will mean specialized septic 
systems will be needed. Expansive clays will need specialized construction methods to deal 
with them, such as removal and replacement of soils for foundations. Corrosive soil chemistry 
will require resistant construction methods. A recommended condition will require specific 
notification of these problems on the map.   
Mr. Patterson said that no comments were received, and Staff recommends approval with the 

recommended conditions listed in the staff report. 
 Chair Bunyard asked if any of the commissioners had any questions or discussion. 
 Vice Chair Goings inquired if the applicant had read the conditions and were okay with them, 
and Mr. Crook stated that he was aware of them and had no issues with any of them. 
 Chair Bunyard called for public comment; there were none. 
 Chair Bunyard called for a motion.  
 

Member Hyde, based on the information provided in the application, in the staff 
report, and heard tonight, moved to find that the criteria found in CCC 
16.04.040(C) and CCC 16.04.050(A) have been met for the land division 
application, and therefore recommend that the Board of County Commissioners  
approve the proposed Tentative Parceling Plan for Bart Hiatt to divide APN 009-
071-27 into 6-lots. This approval is subject to conditions, as listed in the Staff 
Report. Vice Chair Goings seconded the motion and the decision carried by a 
unanimous vote (6-0, with Member Ansotegui abstaining). 

 
Recommended Conditions: 
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1. Changes shall be made for compliance with Churchill County Code, including but not limited to: 
a. Identifying irrigation and drainage structures. 

2. Any final changes required by the County Surveyor shall be made, including but not limited to the 
following: 
a. Fixing typographical errors such as monument labels. 

3. Notes shall be provided clearly indicating the soil limitations related to septic difficulties, 
structural hazards, and corrosion problems, and the need for special construction methods.  The 
note shall be referenced near the lot number label for each lot. 
 

 Chair Bunyard thanked the applicant and advised that the recommendation of the Planning 
Commission will be forwarded with this application to the June 5, 2025 Board of County 
Commissioner’s meeting. 
 
B.  Consideration and possible action re: A parcel map application, PC25-000004, filed by Alex 

Quintana. The property is located on Cardinal Drive, Assessor's Parcel Number 008-211-94, 
consisting of 57.4 acres in the A-5 zoning district. The applicant proposes to divide the property 
into four parcels.  

David Crook, Lumos & Associates, 275 W Williams Avenue, was available to speak 
regarding this application. 

Dean Patterson, Senior Planner said that the proposed parcel map will result in four lots, all 
fronting Cardinal Drive (map was displayed on the overhead screen). The three smaller lots will be 
roughly equal size (around 5 acres each).  The large remainder lot will have a home site available and 
will also encompass a large wetland/pond complex of over 30 acres that dominates this parcel. That 
complex will be protected by a conservation easement, as required by code.   

An important point is that the existing lot was recently created by a Boundary Line Adjustment 
with the intent to be developed using the Cluster Development provisions. This would have allowed 
approximately 10-11 small lots with the remainder lot having a conservation easement on the 
wetlands/ponds. The applicant does not want to pursue that path of development. He understands that 
the proposed parcel map still requires the conservation easement but will eliminate the possibility for 
having the extra lots. 

The staff report reviews the approval criteria. This is a fairly standard project. There were only 
two issues of importance that arose during the review: 

- The first is using on-site septic in a location that is well known to have high groundwater, as 
also evidenced by the wetlands/ponds. While specialized septic systems may be needed, the 
four proposed lots also contain elevated land that should be suitable for standard systems. No 
special conditions are needed in this case. 

- The other issue is that power does not run along Cardinal Drive through the project, but does 
extend to adjacent homes on the east and west sides. Three of the four lots abut parcels 
currently served by power. Only the fourth lot (in the middle) does not, but it will not be 
distant from a power source. 

Mr. Patterson stated that there were no comments received, and Staff recommends approval with 
conditions that are listed in the staff report.  
 Chair Bunyard asked if any of the commissioners had any questions or discussion. There were 
none. 
 Chair Bunyard called for public comment, and there were none. 
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 Chair Bunyard called for a motion.  
 

Member Edgmon, based on the information provided in the application, in the 
staff report, and heard tonight, moved to find that the criteria found in CCC 
16.04.040(C) and CCC 16.04.050(A) have been met for the land division 
application, and therefore recommend that the Board of County Commissioners: 
(A)  Approve the parcel map for Alex Quintana to divide APN 008-211-94  into 

4-lots. This approval is subject to conditions, as listed in the Staff Report.   
(B) Accept the offer to grant easements identified on the maps. 
(C) Reject offers to dedicate land and improvements.  
Vice Chair Goings seconded the motion, and the decision carried by unanimous 
vote (7-0). 

 
Recommended Conditions: 
1. Changes shall be made for compliance with Churchill County Code, including but not limited to: 

a. Changes to labels on road easements and improvements shall be made to be consistent with 
the final decision on offers to grant easements and dedicate land and facilities. 

b. Changes to the Churchill County Commissioner’s Certificate shall be made to be consistent 
with the final decision on offers to grant easements and dedicate land and facilities. 

2. Any final changes required by the County Surveyor shall be made prior to recording. 
 
 Chair Bunyard thanked the applicant and advised that the recommendation of the Planning 
Commission will be forwarded with this application to the June 5, 2025 Board of County 
Commissioner’s meeting. 
 
C.  Consideration and possible action re: A special use permit application, SUP25-000009, for a 

communications tower and antennas filed by Jeremy Jordan of Precision Site Development on 
behalf of T-Mobile. The property is located at 25 S Harmon Road, Assessor's Parcel Number 
007-932-26, consisting of 7.14 acres in the C-2 zoning district. The applicant proposes to add 
antennas & accessory facilities to the existing tower, which is located within the NAS Fallon 
Overlay.  

Phillip Thomas with Precision Site Development, representatives for T-Mobile, was available 
to speak regarding this application. 

Dean Patterson, Senior Planner, stated that the applicant is requesting to co-locate new 
antennas on an existing cellular communication tower. The tower site is at the Harmon Junction store, 
at the intersection of Harmon Road and the Austin Highway (US 50). Normally, an antenna co-
location only requires a zoning review rather than a Special Use Permit. However, this case involves 
a tower within the NAS Fallon Overlay Zone and under the main jet fighter flight path, which requires 
that the review is bumped up to aa special use permit (SUP) in order to provide the Navy with the 
opportunity to evaluate impacts on their operations. The 100-foot tower has previously obtained 
permits and is authorized to allow colocation of additional antennas. No tower changes are proposed. 
A new “candelabra” structure will be installed below the existing one at the top. It will hold 6 new 
antennas, with associated ground equipment.   

 
Mr. Patterson further remarked that Navy staff only recently commented in the last couple 
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days. They did not express concerns other than coordinating with the applicant to avoid radio 
frequency interference, which is covered by the recommended condition of approval. He 
recommended that the applicant contact them to discuss this matter. He indicated that there is a 
recommended condition related to this coordination. Comments were received from the Navy, and 
the Building Department noted that building permits are required. Staff is recommending approval 
with the recommended conditions listed in the staff report. 
 Chair Bunyard inquired if the applicant had been in contact with the Navy, and Mr. Thomas 
said that they had not yet. He didn’t believe there should be an issue. Chair Bunyard asked if any of 
the commissioners had any questions or discussion. There were none. 
 Chair Bunyard asked for public comment. There were none. 
 Chair Bunyard called for a motion. 
 

Member Edgmon, based on the information provided in the application, in the 
staff report, and heard tonight, moved that the findings have been met for 
conformance with the criteria found in CCC 16.08.080(H) and therefore approve 
the application for a Special Use Permit for cellular antenna co-location at 25 S 
Harmon Road (APN 007-932-26). This approval is subject to conditions, as listed 
in the Staff Report. Vice Chair Goings seconded the motion and the decision 
carried by unanimous vote (7-0). 

 
Recommended Conditions: 
1. Obtain all required building permits and safety inspections 
2. Paying applicable community impact fees. 
3. All Navy recommended coordination activity and construction equipment lighting shall be 

incorporated into the project. 
 
 Chair Bunyard thanked the applicant and advised that there is a ten-day appeal period and to 
contact the department for further permitting procedures. 
 
D. Consideration and possible action re: A special use permit application, SUP25-000010, for a 

communications tower and antennas filed by Alonzo Williams of NNE Construction, Inc.  on 
behalf  of CC  Communications.  The property is located at 16799 Carson Highway, Assessor's 
Parcel Number 007-021-65, consisting of 1680.3 acres in the RR-20 zoning district. The applicant 
proposes to construct a new telecommunications tower with antennas.  

Alonzo Williams, NNE Construction, 122 Quintin Way, was available to speak regarding this 
application. 

Dean Patterson, Senior Planner, stated that the applicant is requesting to construct a new 30’ 
lattice communication tower. New towers require a special use permit. A previous application 
authorized the existing tower; however, one of the tenants has problems due to other electromagnetic 
activity on the tower. The new tower will allow separation from the main tower to reduce reception 
problems. The proposed tower is a 30’ lattice tower with a triangular cross-section (a drawing 
depicting the tower was shown on the overhead screen). No antennas are proposed with the new 
tower. The existing support facilities will likely be used with existing equipment being moved over 
to the new tower. If this is the case, no later review will be needed. If it is not the case, additional 
review will be needed for antenna placement. All new developments will be within the existing fenced 
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lease area.  
Mr. Patterson remarked that there are a number of typical concerns that go with a new tower. 

Communication towers with extensive antenna arrays are often a source of concern for adjacent 
neighbors, but there are none. The County normally considers whether the tower may fall onto 
adjacent properties, but it is setback further than its height from property lines. The proposed tower 
will make the site more visible from the highway and Lahontan Recreation Area than the existing 
tower, but the impact should be slight at this distance. Towers can be an attractive nuisance for young 
people, but security fencing exists around the tower and equipment pads, and the site is remote and 
difficult to get to. New towers can be an aircraft safety concern, but this one will be shorter than the 
existing main tower, so no impacts are expected. 

The Navy provided comments in the last couple days; they had no concerns other than 
coordinating regarding radio frequency interference. In this particular case, they are going to be 
moving the existing radio antennas over to the new tower, so that should not be an issue for the Navy. 
No comments were received other than from the Navy and the Building Department noting that 
building permits are required. Staff recommends approval with conditions in the staff report.  
 Chair Bunyard asked if the applicant had anything to add, and Mr. Williams did not. Chair 
Bunyard then inquired if any of the commissioners had any questions or discussion. There were none. 
 Chair Bunyard asked for public comment, and there were none. 
 Chair Bunyard called for a motion. 
 

Member Edgmon, based on the information provided in the application, in the 
staff report, and heard tonight, moved that the findings have been met for 
conformance with the criteria found in in CCC 16.08.080(H) and therefore 
approve the application for a Special Use Permit for a new communication tower 
at APN 007-021-65. This approval is subject to conditions, as listed in the Staff 
Report. Vice Chair Goings seconded the motion and the decision carried by 
unanimous vote (7-0). 

 
Recommended Conditions: 
1. The tower must obtain all required building permits and safety inspections.   
2. All applicable community impact fees must be paid with building permits. 
3. Operations shall be conducted in a manner that does not create a nuisance (public or private) 

under Nevada law or Churchill County Code. 
4. If the facility is no longer used, the towers shall be removed. The Public Works Director may 

take action to enforce this requirement. 
 
 Chair Bunyard thanked the applicant and advised that there is a ten-day appeal period and to 
contact the department for further permitting procedures. 
 
E. Consideration and possible action re: A special use permit application, SUP25-000011, for crop 

processing and storage filed by Alex Peden. The property is located at 1450 McLean Road, 
Assessor's Parcel Number 008-731-04, consisting of 6.31 acres in the A-5 zoning district. The 
applicant proposes to convert a vacant grain handling facility into a wood pellet production 
facility. The application includes a request to be considered similar to grain processing rather than 
timber processing.  
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Alex Peden, 5440 Desert Hills Loop, was available to speak regarding this application. 
Dean Patterson, Senior Planner, stated that there are two parts to this application: 1) a request 

for similar use determination as Crop Processing, and 2) the special use permit (SUP) for Crop 
Processing. If the similar use determination is denied, then the use is prohibited, and the SUP would 
not be acted upon. 
1) Request for Similar Use Determination: This application proposes to make wood pellets. The 

use table in County Code has two listings options:   
- Timber Processing and Storage, which involves breaking trees down into products.  Examples 

would be sawmills, paper mills, plywood mills, etc. 
- Crop Processing and Storage, which involves turning crops into foodstuffs. Examples would 

include flour mills, cereal making, cold warehouses, canning plants, bottling plants, extracts 
processing, etc.  

 The use table does not address the use of byproducts from wood facilities to create wood 
pellets. Specifically, the project is proposing to use wood waste (including woodchips, sawdust, etc.) 
from sawmills and similar timber processing facilities to create wood pellets. The use of wood would 
normally put the project into the same category of timber processing facilities. But the processing of 
small particles uses the same machinery as used for making feed pellets, which would have been 
considered crop processing. So, the use does not clearly fall into one listing or the other. The applicant 
has submitted a request to be considered as similar to a Crop Processing and Storage facility, because 
his operation is very similar to it.   

The Master Plan and Zoning Districts emphasize protecting agricultural lands from uses that 
make agriculture more difficult, especially converting agricultural lands. You would not normally 
want industrial uses going into the agricultural lands. Both Crop Processing and Timber Processing 
are industrial uses and would normally go in a centrally located Industrial or Heavy Commercial (C-
2) zone with resource products from a broad area brought to the facility to process them into 
something else. In Churchill County, the distinction between Crop Processing and Timber Processing 
comes in where they are located, which is why we are here now. Both can have sizable neighborhood 
and environmental impacts, with timber processing often having more noise impacts (i.e. sawmill) 
and odor impacts (i.e. paper mill). But because of the connection to crops, Crop Processing is also 
allowed in agricultural zones (A-10 and A-5). That is what Mr. Peden is asking in this application. 
Crop Processing in the agricultural zones requires a Special Use Permit because there may be special 
issues that need conditions of approval, and some locations may not be appropriate. 

The applicant understands that the project would normally need to be located in a different 
zone, and requests to be temporarily considered as crop processing. This will allow him to test his 
startup business at this site, which has most of the needed equipment. Staff and the applicant discussed 
the likelihood that, if the project is a success and grows, it would probably have to move to an 
appropriate location.   

Since the requested use requires a special use permit, the Director defers the final 
determination to the Planning Commission decision on the permit. If determined to be similar to Crop 
Processing, Staff recommends that the operation should not be altered to increase capacity beyond 
the existing facilities; such as hiring employees, additional structures, larger capacity equipment, or 
redesign of the equipment layout to increase capacity.  For such expansion, the business should move 
to a differently zoned property.  

 
2) Special Use Permit: The application proposes to be considered similar to a Crop Processing 
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Facility.  The operation would occupy a small area of the feedlot, and use the existing facilities 
used for a small-scale feed processing operation that has been there for a long time. These include 
the silos and conveyance systems, and the office building. 

The site plan shows a layout of operations, and the application provides a detailed description 
of the process. The storage and particle milling operations will mostly be located in and around the 
existing silos next to the road. A “hammer mill” will be used to break down the larger wood pieces 
into sawdust sizes suitable for pellet extrusion. It will be in a sound-insulated building, which is 
important. The office, restrooms, pellet processing, packaging, warehouse, and storage yard are 
located in or near an existing building. A pellet press machine will be used that forces the wood 
through the pellet extrusion phase. Staff recommends that this machine also be in a sound-insulated 
space to reduce noise. The project will be a one-man operation using largely automated equipment, 
and run by the applicant. Staff recommends that no additional employees be allowed. 

The application and conversation with the applicant describe the wood pellet manufacturing 
operation. The wood chips are picked up at their source facilities and brought to the site with a pickup 
and dump trailer.  They are dropped off and moved to a primary storage silo. Then chips are conveyed 
to be reduced to sawdust particles in the hammer mill. The reduced particles are conveyed to another 
silo for storage. From there, particles are conveyed in an underground tube to the main building for 
moisture conditioning and extrusion through the pellet press. The pellets are then cooled, dried, and 
packaged. Packaged pellets are stored in the warehouse or storage yard until they are transported to 
sales destinations, possibly using a semi-truck, but usually with the applicant’s truck and trailer. 
Operation hours are split, with silo and hammer-mill activities being daytime operations, while pellet 
pressing and packaging operations are continuous 24/7 operations. Since there are no employees other 
than the owner, the facility is highly automated. Nighttime operations in the main building will be 
automated without personnel, using remote monitoring equipment. Both machines create noise 
similar to a lawn mower.  Mills that create a lot of dust particles are a fire and explosion hazard.  The 
application describes the safety measures. 

Initially, the applicant will be the only employee and plans to start operations at about 300 
pounds per hour. But the application includes hiring employees in the future, if the capacity goes over 
600 pounds per hour. Staff recommends that additional employees not be allowed, in order to 
encourage the facility to find a new location when it grows to that point. For context, 300 pounds per 
hours would create less than 200  40-pound bags per day, which equates to about 3.5 pallets of product 
per day, and that would be 1-2 delivery truck of final product per week. Production of 600 pounds 
per hour would double these numbers. 

The staff report reviewed the approval criteria.  
• Regarding compatibility with the neighborhood. 

o Nearby uses are agriculture with associated residences or residential lots that have been split 
off from the farm. Two homes lie to the east at approximately 500’ and 750’. There is a 
subdivision approximately 1000’ to the north. Other homes in the area are 1000’ or more 
away. There are noises from farming and livestock operations in the area, sometimes quite 
noisy. 

o The project includes interior machinery noise and exterior truck traffic and noise. The hammer 
mill and pellet press will be noisy, which would normally be incompatible with residential 
uses if they were outside. The machines will be inside sound-insulated spaces, which should 
reduce noise to background agricultural noise levels. 

• Relates to not overburdening public services and infrastructure: 
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o The only issue of note was addressing the fire hazards of milling operations. Note that wood 
particles have a lower combustion hazard than fine grained flour mills and similar operations.  
The applicant has been coordinating with the Fire Marshal, and the application describes 
safety measures. The State Fire Marshal approval is required, as well as construction 
inspections of the fire system, and annual inspections.   

• Regarding Road and traffic impacts: 
McLean Road is a state highway. Nevada Department of Transportation (NDOT) did not 

comment on the project. With the small levels of passenger and truck traffic, McLean Road has 
capacity to handle the volume.   
• Regarding environmental impacts: 

The staff report reviews environmental impacts, which can be managed with mitigation 
required in the conditions of approval.   

There have been many comments submitted that raise concerns about impacts to neighbors. 
From reading them, there seems to be misconceptions of what the applicant is proposing. 

- Some comments seem to think that the applicant is proposing to do agriculture though he isn’t. 
He is proposing to be considered “similar to” crop processing.  

- Some comments seem to think there will be a big plant being proposed that’s creating wood 
pellets. This will be a very small operation using existing facilities, and if it is successful and 
grows, it will eventually move to a different site. To be clear, if this were a large plant were 
proposed, the impact would be much larger. This project is almost like a home business.  

- Some comments were concerned with air quality impacts from sawdust and milling 
operations. These are the elements that create an increased fire hazard, and those must be 
controlled. Those should not be an issue for neighbors. Operations are enclosed, and the 
particles are not freely released to the outside air. 

- Some comments were concerned with the impacts of air and water quality from chemical 
emissions. The operation will not use chemicals. While such chemicals may be used in normal 
timber processing to make plywood, paper, glue laminated beams, etc., the application does 
not propose using not using such products to make wood pellets.   

- Some comments were concerned with lots of large truck deliveries that were going to happen. 
The applicant will only need a handful of deliveries per week coming in and going out. A 
large truck might be used, but mostly it will be his pickup and trailer. 

- The biggest concern seems to be noise from the machinery. Some of the comments seem to 
think that the machinery will be outside rather than in a sound insulated space, which greatly 
reduces the noise outside the building. Most of these machines are about as loud as a lawn 
mower that people use every week, or farm equipment that regularly operates.   
The Fire Marshal has been working with the applicant, and provided written comments as 

noted above. The Building Department provided written comments that combustible dust requires 
special review by state and local fire departments. In addition, building permits are needed that meet 
building codes, the building must meet handicapped accessibility standards, and a licensed contractor 
will be required. He encouraged the applicant to work with the Building Department regarding these 
items. The State is responsible for commercial septic systems. Staff report recommends approval with 
conditions as listed. He noted that the motion for decision includes two parts—one for the similar use 
determination and one for the special use permit. 

Director Randy Hines questioned how legal counsel wanted to handle the comments that were 
received, and Joe Sanford, Deputy District Attorney-Civil, replied that they would identify how many 
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letters have been received, that these are part of the record, how many were in support, and how many 
were in opposition. Director Hines remarked that the office received letters delivered to the office and 
via email, there were eleven total, included as part of the record, and all of them were in opposition.  

Chair Bunyard asked if the applicant had anything to add. Alex Peden said that he didn’t have 
a formal presentation. Chair Bunyard requested that Mr. Peden go through the process that he is 
looking to do. Mr. Peden stated that he would basically be getting wood chips from local sources—
tree service companies. He has already spoken with Battle Born Tree Services of Carson City, who 
has huge piles of wood chips that just go to waste or composted if even that. He has also talked with 
Nevada Department of Forestry, Biomass section, since December. They love this idea because they 
have so much wood waste when they clean out forests from either wildfires or to prevent wildfires. 
What would normally happen is they would make slash piles and burn them, which pollutes the air. 
He would be working with them to get wood chips to help them out. He said that it also would help 
put money back into the forestry department, so that they can keep providing their services. He would 
bring his dump trailer (about a 16 foot dump trailer) with his truck, about one load per day, from 
Carson City. He would dump that next to the big silo where there is an in-ground grain auger. There 
is also a grain elevator, which will help put the chips inside the big silo. From there it would go 
through a flexible screw auger to the hammermill, which would be in an approximately 10’ by 10’ 
hush house, insulated probably twice (both foam insulation and fiberglass insulation with siding—
interior and exterior). After it goes through there, the product will go into one of the other silos until 
it is ready to be processed through the moisture conditioner and pellet press. The product goes through 
a long screw auger from the small silo to the conditioner and press. Then it goes through a cooler (a 
grain bin with some blowers on it), and once it has been cooled enough, it is weighed, bagged and 
pelletized. Chair Bunyard asked about the 24/7 operation and to what part of the process that applied. 
Alex Peden confirmed that  this applied to the bagging and other operations within the building. The 
bagging, column stacker, and pellet press will be 24 hours, and if he is able to at least increase his 
production per hour, but not the overall amount per year, he could actually decrease those numbers 
significantly with each machine having the amount of time to process. It will only be 24 hours in the 
beginning to get going and prove it out. Then if he could purchase another machine, it would cut the 
amount of time needed to operate in half. Chair Bunyard then questioned about the noise factor on 
the hammermill. Mr. Peden replied that a hammermill is typically around 85-100 decibels, the one he 
would have would be one of the smaller ones and would be closer to 85 decibels. Outside of the shed 
at about 10 feet, the noise would be around 60-85 decibels. He stated that 85 decibels would be like 
a truck idling or a vacuum cleaner. That is at 10 feet, and by the time it gets to the nearest house, 
which is roughly about 600 feet, it would only be 49 decibels. He noted that the background noise in 
a home is typically about 55 decibels, so someone wouldn’t really be able to hear it inside the home. 
Chair Bunyard reiterated that it was just the noise from the hammermill, and then he asked about the 
noise from the other manufacturing side. Mr. Peden stated it would be 60 decibels or less inside of 
the building, and it would be about 20 decibels less than that outside of the building. Chair Bunyard 
remarked that the noise level outside of the building wouldn’t be greater than the noise of a car driving 
by at best.  
 Chair Bunyard inquired if any of the commissioners had any questions or discussion.  
 Member Hyde reiterated for clarification that both operations will be inside of buildings—the 
hammermill will be inside of a building and the pellet press will be inside of a building. He stated 
that a huge concern for the public is not only with the noise that he has already addressed, but also 
with pollution. Part of that would be any kind of dust that is created through this operation that could 
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get over on crops or neighbors. He asked the applicant to address this concern and talk about how that 
is being controlled. Alex Peden responded that because most of it will be inside of containers and 
screw augers none of it will actually be exposed to the air. Granted, like sand in the desert, it gets 
everywhere, and it is just as fine as sand. There will be dust collectors anywhere that it is needed. 
Screw augers are a tube essentially, so you won’t need collectors on those. It could be needed around 
the cooling chamber and the hammermill, which will definitely have a dust collector attached. What 
he was told by the manufacturer of the hammermill, there isn’t really that much dust when someone 
hammermills wood chips. Member Hyde confirmed that the hammermill would be inside of a 
building, and Mr. Peden agreed that it would be inside of a sealed building. There will be a vent for 
the hammermill because there is a suction side to it as well as an exhaust side, but there will be a dust 
collector on the exhaust side.  
 Member Edgmon asked if all of the equipment was onsite for this right now, and Mr. Peden 
replied that not all of it was there. He said the automation portion of the equipment is onsite, but he 
still needed to purchase some of the other equipment. Member Edgmon inquired if once all of the 
equipment is purchased, there would be inspections made related to the sound barrier meeting code 
requirements, as well as other conditions being met, prior to any processing or any attempt at 
operation. There was an affirmative answer given. Member Edgmon questioned of staff regarding the 
temporary consideration as a crop processing facility and who would regulate the small business—
that there is only one person at all times there, that it will remain a one-man operation. Dean Patterson 
stated that this is subject to annual review, so they would certainly be checking on it every year. 
Otherwise, they would trust the applicant and all of the permits that would be required. Member 
Edgmon asked if this was something that they choose to give a try or take a chance at, what the 
timeframe would be. Can they change it, does it have to be a year, can they choose three or six months 
to see if there are complaints, problems with neighbors versus waiting a year? Mr. Patterson remarked 
that they could set the timeframe. Joe Sanford, Deputy District Attorney-Civil, said that they could 
set it to any duration that they would like to have a review, and he also mentioned regarding the 
question about who is checking on these that there is a complaint process for any operation in the 
county. If we receive complaints, we go out and check, and it isn’t something that they have to wait 
the entire duration. He gave an example if the review is set at one year or whatever time period, and 
three days after the process is starting, we receive 15 complaints, then they won’t wait the timeframe 
established to respond to the complaints. Member Edgmon inquired about that process. Director 
Hines explained that on our website there is a place where anyone can file a complaint through the 
online portal. Once we receive these, they are investigated usually within a day or so. Member 
Edgmon confirmed that she was aware of the process, and she just wanted the public to understand 
how it works, so that they aren’t calling 911 to report the complaint. Director Hines agreed that they 
would not report it to the Sheriff's Office; they would file the complaint through the portal online. 
They would need to create an account, and there is an option to file as an anonymous person if you 
didn’t want your name to be associated with the complaint. Once the complaint is received, we will 
do the investigation and take action from that point.  
 Vice Chair Goings asked Mr. Peden to give some dimensions regarding the buildings and 
equipment. He noted that the hush house was stated as being 10’ by 10’. How big would the 
hammermill be? Alex Peden responded that it is 75 inches tall, 36 inches long, and 38 inches wide. It 
might be a little larger once the dust collector is added to it, and there could be other equipment, like 
a variable frequency drive (VFD) or anything like that that he would be required to install. Vice Chair  
Goings compared that to about the size of the table that Mr. Peden was sitting at. He then questioned 
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about the pellet press and if it was roughly the same size. Alex Peden commented that it was even 
smaller. It is 39 inches tall, 34 inches long, and 13 inches wide. Vice Chair Goings stated that when 
someone reads an application like this it could be assumed that this equipment is much larger than it 
actually is. Alex Peden remarked that there are larger machines, but the manufacturer he is going 
through specializes in hobbyist machines. They really aren’t that big, and they are no larger than some 
piece of equipment that someone would have in their yard to make barbecue pellets or the like. One 
reason that he is going in that direction is because it is affordable, and having it automated, you can 
get a little more out of it than what they generally produce. The automation keeps the equipment fed 
at a constant rate to help with the output production. Vice Chair Goings went back to the statement 
by the applicant that the manufacturer considers this size of equipment as a hobby, and Mr. Peden 
reaffirmed that they consider it like a hobbyist.  
 Member Ansotegui stated that a lot of them were wondering how big this operation was going 
to be, and it sounds like it is going to be very small. He noted that the application says that he would 
use his dump trailer. He inquired if he would use a small loader or a tractor to move the stuff around. 
Mr. Peden said that there is a concrete pad right where the screw auger is located, so he would just 
get a forklift with an attachment like a plow to just push the chips in as needed. He would also use a 
broom to sweep the wood chips into the auger. There wouldn’t be any loaders or tractors used. 
Member Ansotegui stated that on special use permits there are recommended conditions in the staff 
report. He verified that the applicant had seen those and was okay with them, and Mr. Peden 
responded that he was. He wanted to make sure that the public was aware of a couple of the ones 
listed include that the applicant wouldn’t be allowed to increase in size, operation of the business 
shall be conducted in a manner that does not create a nuisance (public or private) under the Nevada 
law or Churchill County Code, and all state and federal permits required for this business will be 
obtained and maintained. He thinks that it is important to state that this is the applicant trying out a 
hobby. He didn’t see any issues related to the surrounding area. 
 Alex Peden remarked that what got him thinking about this idea is that looking around Fallon 
and there is a ton of wood waste in most everyone’s yard. This is a resource, and if you look at the 
cost of a ton of pellets here is about $360. He believes that he would be able to come under that by 
about $100. It would give the community great savings. Another thing is that from his knowledge 
you can’t get 20 pound bags of pellets. This is something that he wants to produce, especially for 
disabled or senior citizens. He noted that often older people are not able to lift the 40 pound bags, and 
he thinks that a 20 pound bag would be easier to handle.  
 Member Nelson pointed out that the applicant says that he will start at 300 pounds per hour 
of production, and then the maximum in this facility would be at 600 pounds per hour because that 
would be when he would need to hire another person. Is that correct? Mr. Peden replied that when 
you look at what a big pellet factory can produce you are talking about 1 ton every 15 minutes. He 
would produce a ton every three hours. Because it is automated, a person might be able to produce 
more with the given equipment. It would be around 600 pounds per hour because in reality that is all 
that he would be able to do. Member Nelson remarked that his only problem with that is that they 
would be telling the public that he can’t grow, or do this or that. They would be saying either 300 
pounds per hour or 600 pounds per hour, but it seems that no one has set a figure of where that would 
stop. He noted that 600 pounds per hour is 100,000 pounds per week. That is 2.25 truckloads in 
roughly, and 2.25 truckloads out, and at 300 pounds per hour production it would be half of that. He 
wants to be clear about how far this business should go at this location. He wants to be very clear 
about that, so that we don’t have a problem down the road. Director Hines stated that the information 
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staff provided was what the application stated, which was 600 pounds per hour. In other conversations 
with the applicant, he said that starting out he would be at 300 pounds per hour with the potential to 
go to 600 pounds per hour maximum. This number just needs to be determined tonight if they wish 
to approve the application. Member Nelson concurred that they need to stick right in that area. 

Vice Chair Goings confirmed that the applicant was going to be the manufacturer and 
wholesaler. He inquired about the number of retailers that he has set up at this point, and Mr. Peden 
answered that he has three. Vice Chair Goings then went through the math if Mr. Peden is able to 
produce 100,000 pounds of pellets per week, does he have a source that would receive that amount 
per week. Mr. Peden responded in the negative. Although it is 24 hours per day, seven days per week, 
it will never be able to run that much because you still have maintenance, he needs to sleep some 
time, and so forth. It isn’t like it will be running all of the time, 24 hours per day/7 days per week/365 
days per year. He is really looking at 600 pounds per hour, his daily output would be nominal of 6 
pallets per day, which is 12 times. Then he needs to have a retailer willing to purchase that. Being in 
manufacturing most of his adult life, a person doesn’t want to produce more than what they can sell 
because you are waiting on lost profits. This is where he would have to find the balance of what the 
market is willing to purchase and what he can produce. Vice Chair Goings asked where the applicant 
proposes to have the completed pallet storage (inside the building). Alex Peden agreed that initially 
it will probably be inside of the building, and he hopes to be able to get it out of there when there is a 
truckload available. He remarked that one of the retailers is in Carson City, so there is a large 
population there that could purchase the product. There is an area also next to the building behind a 
fence where he could also have pallet storage. Director Hines commented based upon Member 
Nelson’s remarks that they do not concentrate on the 600 pounds per hour and actually calculate it as 
a yearly total because he will have orders that he will need to fulfill, he will know how much product 
is going out, and maybe that is an easier number to monitor. He won’t be operating constantly, so it 
is possible that he would never hit that maximum total number, and maybe that number is less at 80% 
or something like that. Vice Chair Goings pointed out that if he only has three vendors, and especially 
at this time of year when the demand is not as great, he would probably not have much demand for 
inventory. This will mean that there is some downtime where he wouldn’t be producing pellets 
because his inventory hasn’t even left his facility. Maybe it is after he has shipped a certain amount 
of pellets per week and established a retail outlet where he is able to produce 600 pounds of pellets 
and make it work that they should consider. Mr. Peden noted that he did have some numbers prepared 
for under the best circumstances, producing for 20 hours per day only 260 days per year, his yearly 
tonnage output would be 1559 pallets. If you break that down with hauling 25 tons, that is 4.16 truck 
hauls every 4 days. It seems like a lot when you look at the small numbers, but when you look at the 
grand scheme, it isn’t really much at all. He would think that Big R probably sells that much in a day. 
 Chair Bunyard called for public comment.  

Brett Larkin, 1070 Rosewood Drive, expressed opposition to the staff report as it was 
presented because there are a lot of maybes and mights, and they are trying to figure out numbers 
and how to regulate this. The similar to connection to farm production from what he is doing is just 
trying to stretch too many things to make it fit. He doesn’t oppose the concept; he just opposes where 
he is trying to do it and maybe a little of the how. Maybe he just needs to find a new location to do 
it. He did have some questions regarding whether there is any water use, and if there is any type of 
wastewater in this process. Chair Bunyard instructed that the commission will take all public 
comments and then they will ask the applicant to address any questions that were asked. Mr. Larkin 
also inquired if there were any binding agents or chemicals that would help to bind the wood in this 
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process. 
 Dennis Adair, 1025 Rosewood Drive, spoke in opposition to this application. He thinks that 
the comparison between an agricultural process and a lumber mill process is a real stretch. He 
believes the only similarity between those two industries is the auger between silos. He is concerned 
because he gets the feeling that they are trying to minimize what the potential impact is based on 
absolutely no information related to a running operation similar to this. He submitted a letter, and 
along with it he included an attachment. He did a bunch of research, and there are plants like this all 
over the south, in South Carolina. There was a big study done out of Brown University talking about 
the dust and the noise. He was a kid, who grew up in mines, and he’s been through lumber mills, and 
he has never heard of a hammermill sounding like a lawnmower or a tractor. Where he lives, they 
don’t have much in the way of agricultural noise at all. His concern is regarding the dust, and the 
articles indicated an increase in asthma due to the dust. He knows that we are talking about a hush 
house, but that isn’t soundproof. The dust control, according to some of the articles of these plants in 
the south, they can put all of the filters they want on there, and dust still gets out and settles 
everywhere. The health problems, the environmental problems, and the social problems that result 
from that have been enumerated multiple times in all of these articles. He recommended that before 
anything gets passed, they’ve got some comparisons of apples to apples, so that we know exactly 
what we are talking about.  
 Dave Burke, 4360 Santa Fe Drive, explained that his previous life before becoming a project 
manager at the base was as a health, safety, and environmental quality manager. There is not much 
difference between the dust that this is going to produce and the dust that rocks produce. There needs 
to be a scrubber system, a bag house, or something. Otherwise, as the previous gentleman 
complained, you are going to have dust. There will be dust. He hates to disagree, but he has never 
seen a hammermill that is under 140 decibels. He’s seen plenty of crushers in his life.  
 Julie Jadofsky Lynch, 3580 Bottom Road, is just 0.9 mile away. She has chemical 
sensitivities, and to make the analogy of sawdust being like sand is a little ridiculous. She knows 
what sawdust does to her, and she knows what sand does to her, and there is a huge difference in her 
health and her ability to breathe. As much as she honors the idea of what he wants to do, and she 
thinks it is a beautiful thing to be able to do, she truly thinks that location matters. There are kids 
right across the street that live in that housing development. The only reason that she heard about this 
is that she had a client that asked her if she got a letter about it. She didn’t get one, and she can’t 
imagine to all of the people within that mileage that didn’t get a letter, and how unfair it is to them 
to not know that something is going up right there. She is glad that there is no chemical use in it 
because if there were, she would be moving in a heartbeat if this were approved. She is looking at 
her own health and the health of the other people. If what the previous man said is true that you can’t 
contain the sawdust, what is going to happen to the 100 year farms that are right in that area? What 
is fairness to those farms? How could they say that they produce healthy foods, even if they are not 
organic anymore, but they are all natural. They are something that our community counts on. She is 
opposed. 
 Leslie Beach, 6755 Reno Highway, stated that she is a real estate broker and has been here 
for 37 years. She thinks that it is a great idea, but the wrong location. He shouldn’t have to tell the 
board how many pounds per day, per week, etc. That is getting into his business. It just needs to be 
in a different location. She has a lot of questions. She remarked that computer controlled equipment 
is bound to have problems. We know that the neighborhood is residential and agricultural. We want 
to keep it that way. We don’t want to change, and spot zoning. What about the fire in Hazen last year 
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with all of the railroad ties. If you have an accumulation of wood, it can have spontaneous 
combustion. That probably won’t happen, but there are all of these issues including fire. He is going 
to have to put up a six foot fence around it. In that neighborhood it is wide open and beautiful. As far 
as semi-trucks and things like that, it would increase those, and that is not a great idea as well. The 
augers do make noise, whether it is in a hush house. The biggest issue is who would police this guy 
or this business. We have an industrial site, so move it to an industrial site.  
 Amber Sanchez, 4007 Cimarron Road, lives within earshot of this business. She got the letter. 
She finds this an audacious request. “We as stakeholders in the immediate area do not want this 
special use permit to be granted because we do not want a 24/7, noisy, dusty, manufacturing plant 
disrupting our neighborhood.” They are zoned as agricultural/residential. Mr. Peden is not proposing 
to grow trees. That would be an agricultural endeavor. Wood pellets are not an agricultural product, 
no more so that toilet paper or plywood, both being wood by-products, and by no stretch of the 
imagination are they agricultural. If the Planning Commission intends to even appear intellectually 
honest this special use permit has to be denied. She’s extremely concerned about the 24/7 noise and 
the woefully unsatisfactory explanation about the insulating properties of the hush house. She doesn’t 
think that OSB (oriented strand board) and insulating a 10’ by 10’ structure is going to shut anything 
down. She likes to sleep with her window open at night, and her window is on that side of the house 
in direct earshot of this proposed business. She is going to hear it, and she likes her peace and quiet. 
That’s what it is right now, but she is going to hear a hair dryer, a lawnmower, and an engine idling 
all night long and it will drive her nuts. She doesn’t want to hear it. She has peace and quiet and 
wants it to stay that way. It is zoned agricultural and residential, and it should remain that way. She 
doesn’t understand why they would consider putting a business that is not agricultural on there in a 
residential/agricultural zone. There are air quality concerns. Her next door neighbor has COPD 
(Chronic Obstructive Pulmonary Disease). They got the letter and live right in the zone. She has a 
feeling that the commission is considering letting this go through and not giving weight to their 
opinions. She feels that they are only going to weigh their opinions at 5-10% and weigh what he 
wants to do at 90-95%. How is that fair? They are the stakeholders here. They’ve been there for 14 
years, and other people have lived in that neighborhood for decades. He wants to waltz in there for 
his financial gain. She applauds entrepreneurship, just not in that location. She echoes what everyone 
else is saying. Love the business, just do it in an industrial park or out by Kennametal, somewhere 
where it isn’t going to bother anybody. It will also devalue their property values. She would have to 
disclose that annoying, nuisance noise on a disclosure statement if she were to sell her house. (Time 
expired for more comments.) That’s another consideration. 
 Lisa Voigtlaender, 1955 McLean Road, and her family owns Lattin Farms right there. Her 
first opposition is that this is an agricultural area, and this is not agriculture. It is not crop processing. 
Wood processing is very different. Even in the application it talks about the health risks for dust that 
you can’t contain it all. They also have a lot of wildlife around there. There is a duck pond that her 
grandfather worked with the Conservation District to install. They have waterfowls and other things 
that also deserve a quiet place. The noise levels for farmland is 30 decibels, so even at 49 decibels it 
is quite a bit higher than they have. They have people who come to their farm that just come to sit 
and relax, and they enjoy the clean air and quiet. This will disrupt the area that they have there. She 
asked them to consider this and keep this an agricultural district there.  
 Joe Hennessey, 1255 McLean Road, said that he is one of the closest properties to the 
proposed business. He obviously oppose the business for the reasons given. He would like them to 
take weight and special concern considering what the opposition has stated.  
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 Chair Bunyard asked if there were any more public comments, and there were none. He then 
asked the applicant to address some of the questions and concerns that were raised, starting with 
whether or not he would use water or chemicals in his process. Alex Peden answered that there were 
no chemicals. The binder is actually produced by the lignin within the cell structure of the wood. 
There are some crops that you can pelletize, and some of those require binders. Those are not any 
that he proposes to use. Regarding water he stated that very little water will be used. He will be using 
water, but very little will be used. He can’t give an exact amount of water because it is based upon 
the moisture content of the sawdust as it comes in. From what he has gathered it is actually more 
water than he needs to press, and it depends on the moisture in the air and temperature, etc. Chair 
Bunyard requested that the applicant talk about the dust particles and how he thinks he would contain 
that. Mr. Peden remarked that anything that is going to really produce dust would be the grain 
elevator. There might be some dust coming off of that. It is fully enclosed inside of the silo, so that 
should be pretty minimal. There might be a little dust when they dump the chips out of the trailer. 
Even that produces minimal dust. Everything else is contained. The hammermill will produce dust, 
crushing the chips, but there will be a collector on that equipment. He gave an example of just living 
in Nevada in the desert, there is silica dust out here. There’s also arsenic in our water. Even plowing 
fields starts up dust, and there’s bacteria in the dust, Valley Fever. This wood dust would have very 
little effect on anyone. There are much bigger concerns that what little dust might come off of this 
operation.  
 Chair Bunyard stated that this property is zoned for agriculture, and he noted that in his line 
of work they finance agriculture. This actual purview falls under agriculture. We aren’t used to it in 
Nevada because we don’t have a lot of timber out here. This is all related to agriculture, similar to 
fishing, or anything like that. He believes it is because the code didn’t recognize timber is why a 
special use permit was required, and he asked legal counsel to correct if he was incorrect. Joseph 
Sanford, Deputy District Attorney-Civil, clarified that our code has a list of uses that are defined and 
where they are allowed, or what particular zoning is going to be required. For an A-5 zoned parcel, 
they look at what the proposed business is and look at the most similar use to designate it. In this 
case, there were two potential similar uses—one being crop processing and one being timber 
processing. Under the crop processing it requires a special use permit, and if it was timber 
processing—like a sawmill—it would be prohibited. The decision of the board today is to decide 
whether or not they consider it to be more similar to crop processing or more similar to timber 
processing, and then based upon that decision, they will have the opportunity to decide whether it 
needs a special use permit or it is just prohibited entirely. Chair Bunyard said that based upon his 
experience, he just toured a dehydration plant that takes all of the vegetables that are thrown out and 
dehydrates them, break them down into a powder, which is very similar to the sawdust, and then they 
pelletize it for feeding to animals. That product is sold to the dog food and cat food companies to add 
that protein back into that pellet. He thinks that it is very similar and serves an agricultural purpose. 
He thinks that the zoning for this is no different than the dairy being there, or any different than the 
grain mill that Newell Mills runs.  
 Vice Chair Goings expounded on that thought. He stated that his business is located on the 
city/county line right behind Fallon Livestock. The owners of that facility have discovered that they 
can bring in these wood chips to mix with the manure. They are adding organics to the manure. He 
has watched those trucks come in at least once to twice per week to dump those chips. The chips that 
come out of there are typically very wet. There is zero dust that he has seen. He can’t speak to what 
is coming from the forest service, but he knows that it is part of the process here to have these tree 
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trimmers to bring in their material to add to what he has. He can attest to what he has witnessed being 
brought in by landscape companies to the livestock facility right near town. He would have thought 
if there had been a lot of opposition to this practice, we would have heard about it there. He said the 
smells are more of an issue than the dust. Alex Peden said to show how close a similarity there is 
between crop processing and wood pellet processing is the fact that it uses the exact same equipment 
to produce alfalfa pellets, rabbit pellets, and wood pellets. It is just a different size die in the pellet 
press.  
 Member Nelson stated that his biggest question is related to the fact that alfalfa is usually in 
a wetter state than dry timber. Any time you set up a portable crusher in the State of Nevada—there 
were some guys talking about rock crushers and the like—you have to go through a process where 
you have to identify how many pollutants, how much dust is coming off of the crusher, and then after 
it is all set up, you have to do an opacity test, which requires someone to come and look and see what 
is coming off of that. He’s not opposed to this project. He thinks that it does fall under agriculture, 
but he doesn’t want to approve the permit, have the applicant buy a bunch of equipment and go to 
work, and then come back to say that they approved this and it doesn’t matter what is coming off of 
this now because there are no checks and balances here. He’s been involved in asphalt plants and a 
lot of other things where there are bag houses and dust collectors that can mitigate 99% of the dust, 
and it wouldn’t be any worse than an agricultural operation. There are two things that he is concerned 
about: A) Can you mitigate your sound? and B)  Can you mitigate your pollution? 
He’s not clear on these because he doesn’t know how much water the applicant proposes to use on 
the drop points as they are processing, he doesn’t know if he will do an opacity test or have to meet 
any NDEP (Nevada Division of Environmental Protection) air requirements, and he doesn’t have any 
guarantees on the soundproofness. If the applicant could come in and show him that he could mitigate 
all of those things, it would make him feel better, and although not everyone might 100% agree with 
him, if there were set parameters, he knows that they would be at least a little more comfortable. Mr. 
Peden commented that the noise levels that he stated are from OSHA (Occupational Safety and 
Health Administration). The building acoustic standards and common wall STC (sound transmission 
classification) and also well established acoustic charts. These aren’t numbers that he is  just making 
up; these are actually government standards. Member Nelson said that these are all hypothetical 
compared to this operation. Once the applicant is set up, can he prove those numbers, and if he doesn’t 
fall within those numbers, what are we going to do about it at that point? This is where he would 
want some safety in the conditions because charts are great, but the reason they do opacity tests on a 
crusher after set up is to prove that all of the things that are supposed to be happening are happening. 
They do it after set up while in operation. This is real life. All of that stuff is doable, and if the 
applicant is confident with their numbers and they are confident that there wouldn’t be any dust, the 
rest of it should be simple to meet the requirements. Alex Peden remarked that he does have to get 
an EPA (Environmental Protection Agency) permit to operate this. He wasn’t sure which 
classification. That is something that he would need to get. Member Nelson pointed out that usually 
it is NDEP in Nevada instead of EPA, which is federal.  Chair Bunyard pointed out that these permits 
are listed in the recommended conditions in the staff report. Loreli LeBaron, Code Compliance 
Official confirmed that this operation would be subject to obtaining the required permitting under 
condition 9. NDEP does require an air quality permit for anything over one acre. Member Nelson 
noted that applies to one acre of disturbance, and this is different. He wants to make sure what NDEP 
permit is required for this operation—under portable equipment that falls under a COLA and opacity 
testing will be done. He’s not sure what they will be requiring from NDEP. Then the noise quality 
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will need to be checked, or we will have to check it after the fact if people are complaining. If no one 
can hear it, then it wouldn’t be a big deal. Director Hines said that they did have decibel numbers in 
the staff report, but they took those out because they weren’t sure what those would be. You could 
have somebody sleeping in the middle of the night and they could just hear something. They were 
not sure what those decibel levels would actually be. This isn’t something that the department 
specializes in. If that needs to be researched more to have an adequate number, and it may not be an 
adequate number at the building or in the building. It would be what that number would be at the 
residences at 500’ and 600’ feet away because they are the ones that would hear it. If you look at this 
site, the closest home is 500’ feet away, so you wouldn’t measure the noise level at the building but 
closer to the residence. Member Nelson reiterated that he wasn’t saying that we need to do that. He 
is saying that the applicant should be prepared to build, since we don’t have a requirement for 
soundproofing, a structure that is soundproof. It is easy to do and there are materials available to do 
that. He has had to do that with large geothermal well pumps for the Sagehen to build a sound wall. 
It isn’t a big deal, but you’ve got to be prepared to do that. The other thing is that if there is dust 
coming off of the drop points, that is going to need to be addressed. Director Hines thinks that is 
something that the applicant would have to do if modifications are needed to accommodate or lessen 
that sound, it would be something that he would have to do. As far as the dust goes, we should be 
going to NDEP and figuring out exactly what permits are required for this operation. He would need 
to get those in place and monitored, which is one of the conditions listed in the staff report. 
 Vice Chair Goings went back to what Member Edgmon had talked about earlier to set this 
review in a shorter time period, instead of one year review, maybe what needs to happen here is to 
give the applicant time to get the process up and going. The applicant will need to realize that they 
will have some expenses related to that, and once it is running and he has gotten all of the inspections 
done and approved, then the commission could request a three month review of it. If there are a whole 
lot of complaints at the end of three months, the applicant may need to invest a lot more money in it. 
That may be the best way to satisfy everybody across the board. Instead of requesting an annual 
review, it may need to be a three month review and see how things are going at that time.  
 Member Nelson thinks that for the business’s sake, although he agrees with the concept of 
what Vice Chair Goings is saying, it would have to be approved for one year because the applicant 
is going to have substantial investment. He thinks that the requirements need to state that if there is 
a problem, like Vice Chair Goings said, that can trigger an earlier review, and then the applicant 
would need to be prepared to mitigate the problems that arise, which he thinks are doable. He just 
wants to make sure that everyone understands that the applicant has to meet these requirements. He 
is asking for something that is a little bit on the edge. He believes it will work and thinks that if the 
proper mitigation is done no one will even know that it is going on. It will be no worse than the dairy 
and the feed processing that was there before as long as the applicant is being responsible. Let’s just 
make sure that that happens.  
 Member Edgmon said that it seems that we have a lot of what ifs in the event and pushing 
him through something as one person versus the whole community that is around there that is 
agriculture, quiet, and residential and that is going to be at the mercy of their real estate property. We 
are trying to help one person start a business at the mercy of everyone else is how she feels. 
 Member Hyde inquired if the applicant knew of any other operation that is just like the one 
that he is proposing. He said that one comment that he liked tonight is that we ought to compare 
apples to apples. Is there actually anything in existence that they could see. Alex Peden responded 
that there were none that he knew of. Most facilities that produce wood pellets are pretty big and 
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have million dollar pellet presses, definitely not hobby grade. He has heard there was one up by Elko, 
but it closed down. They didn’t just do pellets. The other one that he knows of is in southern Oregon, 
and that’s all that he is aware of that is close by. Member Hyde verified that there is really nothing 
at this scale, this small. He said that the only thing there is to really compare it to are much larger, 
and probably a lot of the processing at those facilities would probably be done outside. Mr. Peden 
remarked that if he had the power available, it might be something that he would do at his home 
because it is that small.  
 Vice Chair Goings commented to the public because he knows this happens and he sees all 
of them here with these concerns. He expressed appreciation that they are willing to bring these 
forward. He said that when they are talking about the conditions, these are something that is part of 
the staff report that is provided to the commissioners. There is a list of conditions that are 
recommended by staff for every application that is reviewed. Those conditions must be met for the 
special use permit, not only to be approved, but also to be met at the time of the annual review. He 
urged the public to go to the county’s website where they can see these. In this case, there are eight 
or nine different sections with many other subsections to those which must be met for this business 
to have its special use permit. They don’t pick these things wildly and randomly add these conditions. 
These are listed in the staff report, and the commissioners may add conditions just because they want 
to protect the public around this business. They do take comments and factor them in. They do weigh 
the public’s comments when setting the conditions.  
 Chair Bunyard recognized Member Frey, who was attending the meeting virtually through 
GoTo Meeting. Member Frey remarked that earlier Member Hyde questioned if there were any other 
facilities that operate similar to this one. He has an agricultural operation with a very large 
hammermill, which is inside of a general steel building. He runs it with a big generator that would 
be something that could be seen powering an ice cream truck at the Cantaloupe Festival. From outside 
of the building, you can hear the generator, which is very quiet, but you can’t hear the hammermill 
over the generator. Inside of the shop it is dusty because he is running dry material through it. 
Previously, the alfalfa comparison was made, and he has run alfalfa and hemp through it. It is dusty 
on the inside, but on the outside of the building after the bags and stuff is done there is very little 
dust. It is something that he would ask the applicant to be a kind neighbor if there were events going 
on over at the Lattins or something; it would be very nice to try to accommodate them in any way, 
shape or form. Other than that, he doesn’t see it as being a major nuisance to the community  if it is 
done properly.  
 Chair Bunyard asked for any further comments; there being none, he called for a motion. 
Someone in the public questioned if they could comment again. Chair Bunyard stated that comments 
were taken previously, and someone cannot make another comment. There was another remark that 
only a few people got to speak, and Chair Bunyard pointed out that he asked for more public 
comments earlier and no one came forward at that time. Someone said that others only get three 
minutes, and the applicant got to speak all night, and there are at least fifteen people that are not 
happy. Chair Bunyard expressed understanding and reiterated that he asked for other comments 
earlier. Someone in the audience asked that they make an exception. Chair Bunyard opened up the 
floor for more public comments of anyone who had not made previous comments.  
 Terrance McGowan, 4511 Alcorn Road, said that his property borders McLean Road and 
Bottom Road. He remarked that they were pitching this as a hobby. He thinks that they have already 
decided this was a good deal. He asked if any of them lived next to where he wanted to do this. They 
all do. He would like them to weigh their opinions a little heavier than they have been. No hobby 
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runs 24 hours a day. 
 Nancy Stewart, 828 McLean Road, said that she and her husband started a subdivision along 
the river. They are about five minutes from where this person wants to start his plant. The traffic, and 
she doesn’t believe that the county has much control over the traffic or over widening that road on 
McLean. It is a state highway, correct? They have no input or power in that regard. Already they are 
seeing increased traffic, so she was especially interested in hearing how much traffic this operation 
will produce because this is only a two land road. Her husband was driving their tractor to get it fixed 
just from the main road into their driveway, and he was only going about 25 miles per hour. There 
was a man, who passed the double yellow lines and passed him at 80 miles per hour. Traffic on that 
road is really bad. They have had deer killed at the bridge there. Living in that area is not easy, and 
on the other hand they like to see new businesses start here in Fallon. They only live five minutes 
from this proposed location. They talked about the EPA, and one of the members of the audience 
gave something to them that says, “According to a study conducted by the EPA, wood pellet facilities 
release huge amounts of harmful air pollution. Sixty-seven percent of people who live within a half 
mile of pellet mills experience dust every day.” It also talked about the noise that is produced at night 
in this short study. She thanked the lady who provided this information for them. She said that they 
did not get a letter to produce comment. They didn’t even know about it until two days before the 
meeting. Then someone told them that the county only sends out about 350 notifications for 
comment, and she didn’t know if that was true or not. They were quite surprised and made the effort 
to come to the meeting. They wish him luck, but they don’t know if it is best in this neighborhood. 
She likes what the commissioner said about coming back and looking at that business on a short-
term basis because there are a lot of people that have moved into that area of McLean Road. There 
are more houses and people have paid a lot of money to live there. 
 Pete Stewart, 828 McLean Road, said that people and trucks and big trucks are doing over 
the speed limit as they go down McLean Road. He knows of seven different people that has been 
killed because of it, and he thinks that we should do something to help it and cut things back. He 
remarked that he has been here for many years, probably more than most of them. He shared that he 
thinks that it is absolute terror the way things are going there. They pull in off of the street and just 
roar down the road. There are a lot of them that is going over the speed limit. He would like the 
commissioners to think about it a little bit and maybe see if there is something that could be done to 
help. He would be willing to have anyone come to his place and watch the traffic.  
 Nancy Upham, 3618 Bottom Road, remarked that she was curious to hear what kind of testing 
protocols would be going on for air quality, soil quality, or soil particulate matter, and water. She 
hasn’t heard any testing procedures. Sure, you can get all of the permits in the world, but if there 
aren’t tests set up to check it after the fact, then you’ve got no evidence to go on. That is what she 
was hoping to hear, but she hasn’t heard anything about that. She expressed appreciation to the 
commission for allowing additional public comments, but she thinks that in granting a special use 
permit, this should be a condition that is met or in the writing of the special use permit.  
 Jessica Huckaby, 5033 Austin Highway, said that her comments were more informational. 
They have a Class II NDEP permit. They have a salt flat across from Sand Mountain, and they have 
1,000 acres out there. They have had their Class II permit for 10 years. There is an area of disturbance 
permit, there is a permit for their generator, there is a permit for air pollution. There are also permits 
for bag houses, which he might have to get because of the bagging facility at that location. You get 
that initial permit, and then you have to get opacity certified, go to smoke school every six months. 
A Class II permit, at least theirs, is $25,000 every five years for the initial permit. Then there is the 
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smoke school, which is $250 every six months, to stay certified. Every 30 days, you have to complete 
an opacity form and keep records for NDEP, which they will come and review about once every five 
years. NDEP does not really talk to the permittee that much, it is more of a self-reporting situation at 
least for them. On top of that, there is an annual emissions report that has to file with NDEP, and 
then you pay an additional fee on top of that. They pay a $25,000 permit, then $5,000 every year for 
emissions. Industrial Hygienist, the State of Nevada, has these employees that will come out if you 
call them, and they will do the study. They will do the decibel study for free and the dust for free. If 
the applicant would like that information, she can provide that because they have had that done at 
their plant to ensure that their employees didn’t need hearing protection and everything. They do 
offer free testing, and they prepare a report. There are free resources out there that she could also 
provide. She reiterated that, yes, NDEP requires permits, but they don’t really come out and regulate 
those facilities.  
 Conor Goetsch, 701 Dani Street, said that he grew up on Rosewood Drive, which is just out 
of the picture displayed on the screen. His mom still lives there, and she has chronic health conditions. 
He is worried about what the dust would do to aggravate those conditions. This is being talked about 
being a pretty small operation, a kind of start up to prove the concept, and there are all of these limits 
that have been discussed. He hopes that if they do approve of this, which they get the feeling that 
they are going to, those limits for how much is to be produced, the noise levels, and checking on this 
is at least set in stone before any kind of approval happens. 
 Laura Lee Christensen lives on Lattin Road, but she owns property just across McLean Road 
from the old Jernigan’s Dairy. One of her concerns is that, she just heard Huck Salt give a list of all 
of the accommodations and everything that they have to do, and oftentimes when you are zoned 
agricultural, they waive a lot of those things, and then they don’t have to get those things done. 
Clearly, he is not going to be able to pay $25,000, but there are still some things that ought to be 
checked. It is a great idea, but doing it in an agricultural zone is not okay for her. She does not think 
that it is agricultural. When you actually start processing it, it actually eliminates that agricultural 
type of capability. We don’t have dog food places in the middle of the ag zones. They are not 
agricultural. They may use agricultural components, and we use ag products. That doesn’t mean that 
a restaurant because they get fresh food from Lattin Farms are all of a sudden agricultural. That is 
not how that works. She just wants to be sure that if he says that he is going to do everything that he 
says he will do, then it sounds great. But they have no guarantees and there is really no evidence, we 
don’t have an example of where it has been done. They don’t know what it is going to be like. He 
doesn’t know what it is going to be like because he hasn’t done it. She thinks that there is a leap of 
faith that needs to be taken, but also some cautions to ensure that everything is still okay. She doesn’t 
like to see ag zones change. She thinks that it opens the door for other things, and she doesn’t like 
that. She likes agriculture. We are an agricultural community, and years ago you probably heard 
people complaining, who lives on Rosewood, because it stunk from Jernigan’s Dairy was stinking. 
She thinks that when people buy a house across the street from a dairy, it is going to smell, but this 
is something new. (It was noted that time was up.)  
 Ken Brown, 3261 Casey Road, stated that he is a retired engineer from NDOT (Nevada 
Department of Transportation). He is opposed to this. There are too many acres, look out there at 
Hazen, how many thousands of acres do you have out there zoned for industrial? Go out to Hazen. 
Do you need power? There is a 96,000 volt powerline that runs through there. His concern, too, is 
that Highway 50 is designed for a lot heavier truck traffic than McLean Road is, and he is concerned 
about the ingress for bringing product in and the egress for sending the product out. You have a lot 
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of truck traffic there. He is also concerned about, do you people remember the railroad tie fire? How 
about over at Silver Springs where they have the creosote factory that burns down about every two 
years. He thinks that there are other places. He’s not opposed to the operation. He’s opposed to the 
location of the operation.  
 Nancy Soule, 4554 Alcorn Road, said that she wrote a statement that she presented 
previously; however, she wanted to state it here at this meeting. “My statement is regarding the 
emissions into our environment and the safety of placing the facility in an agricultural area and near 
many homes jeopardizing the health and well being of our county and city. Emissions from wood 
product manufacturing are listed as “hazardous air pollutants (HAP) and volatile organic carbons 
(VOC) as found in the Wood Products MACT Study 1999 [and also the Brown University Study]. I 
stand with my family and friends of Churchill County and the City of Fallon to oppose this facility.” 
 Katherine McGowan, 4511 Alcorn Road, said that her property actually borders this. There 
are a couple of questions that she has: 

1) Is the Building Department going to be doing permits and everything for this hush house? 
2) She is wondering if there were going to be customers. Is this going to be an increase in traffic 

with customers coming in? Nobody has addressed that.  
She then expressed one of her really big concerns is when they are comparing like dog food with 
pellets. We don’t eat pellets. It is not an agricultural product; it is a timber product. It is wood. It 
would be one thing if this is an agricultural product. We do not have timber here. That is why we 
have our codes. You guys are like skirting everything to try to make it up. Then when you guys are 
comparing the sawdust, that’s different than actually processing it. When it is in a pile it isn’t the 
same as when you are processing it. She just thinks that you guys are trying to fit this in without 
really looking at if this fits as agriculture.  
 Jill Christiansen, 3655 Sheckler Road, remarked that she is part of the Lattin contingents. 
Their farm is right there. Her only question is related to the letter that says, “I fully acknowledge that 
if permission is granted for this reclassification and temporary use of the facility, it will be under the 
condition that the operation remains temporary….” She thinks that this ought to be addressed with a 
definition of what temporary is as we go forward. 
 Chair Bunyard inquired if there were any other public comments, and there were none. He 
then inquired if Joe Sanford or Dean Patterson wanted to address the last comment regarding the 
definition of “temporary”. Vice Chair Goings said that he thinks that what they were talking about 
as temporary is related to the 600 pounds of pellets that he would be permitted to produce per day. 
Once he goes beyond that, then that is what would trigger, based upon the discussion that they had, 
he would need to find another location. It was related to the amount of production, adding another 
employee, or adding equipment to increase production, and then he would need to move his entire 
operation to an industrial area. Director Hines reiterated that the applicant is trying to do this as a 
startup, and most of the equipment is on this site. This another reason for the request in classification. 
There are only two uses in our code—one for crop processing, which would be able to be approved 
with a special use permit, and one for timber processing, which would be prohibited in this zoning 
district. This is why they need to determine which use this is more similar to. It is a startup business 
with the understanding that if it is a success, then he would purchase another location and make this 
a larger operation.  
 Vice Chair Goings then stated that he thinks that there is a little bit of confusion that they are 
trying to rezone that agricultural property. That is not what is going on here. We have an agricultural 
property that contains much of the equipment that is needed for this process. The request for 
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reclassification is to determine where this fits; does it fit into a wood processing, which would include 
wood products including plywood, sawing of raw logs, etc., or does it fit into a grain pelleting 
process, which it may not be edible, but it is basically as the grain pellets that someone would produce 
with the grain out of the same silos. Finally, he really wants the public to understand that they are not 
just throwing these out here; these recommendations that we are talking about are all included in the 
special use permit. He shared the last few of these, “All state and/or federal permits required for this 
type of business shall be obtained and maintained. Safety Improvements required by the State Fire 
Marshal shall be installed. NDEP air and other permits shall be obtained.” They can add, because he 
thought one person had a really good presentation of information, and if they could get that 
information to include in one of their recommendations, that he does have the air quality and water 
quality and whatever else needs to be tested annually. He doesn’t think that would be a problem and 
it is something that they could add to this and make everyone feel a little better about this. At least 
there would be an outside source testing it. He then added the sound as well. 
 Member Nelson remarked that the one question that came up is related to the word 
“temporary”. He understands that there is the amount of production, but that doesn’t make it 
temporary. If he produces under 600 pounds per hour for the next 40 years, then what makes it 
temporary? The person asking that question was looking more at what temporary means, not whether 
he will stay under a certain amount it can go on forever. This is a good question. Joe Sanford 
responded that this statement was made by the applicant, so he believes it would best be answered 
by the applicant. The conditions that are listed do not set an end date. Typically, we wouldn’t set an 
end date that says that you must leave by a certain time because of the very basis that either the use 
is compatible, or it is not. We only have very few businesses that are listed as temporary in our code, 
and this is not one of those. He thinks that the basis is that this was planned to be temporary, and as 
he understands it is intended to be temporary, but the permit that is being discussed here generally 
would not have a finite end date unless the applicant suggests an end date that he is willing to accept, 
and then the board could add it as a condition.  
 Member Hyde stated that he has a problem with that “temporary”, and he thinks that what 
Mrs. Christiansen meant is whether we are going to set a time period. He thinks that if they do that 
then what they are saying is that we are not really sure about this classification, and we are just going 
to do this temporarily for a year or two years and then that it is. That would be an incubation period. 
He is kind of at the point where he would really like to see another operation that is similar to what 
is being proposed. He would like to see that in operation. He was part of the staff meeting, and he 
went out to see the applicant. He’s listened to everyone here tonight, and now he is wondering if they 
actually know enough to make a decision. Are we in a position right here as Planning Commissioners 
to make a decision. He liked what Member Nelson mentioned that they could make a decision based 
upon all of these controls and have those in place, and he’d really like that, but he is in a position 
right now that he would like to see another operation that is similar to this so that they could actually 
could compare. He expressed that someone expressed that for it to be agricultural it has to be edible. 
He’s thinking that he doesn’t eat wool. He fill out a report every four years with the federal 
government about what his agricultural operations are, and on that form is timber. The question asked 
if he owns timber and what he is doing with it. It definitely is agricultural, but what is bothering him 
tonight is that somehow we are getting these studies from Brown University and others about how 
producing pellets can be carcinogenic, and he is wondering if that is really true. Has that fully been 
vetted. He would like to give this a little more time. He wants to view some studies himself, and he 
would like to see something that is comparable. He would hate for the applicant to jump into a 
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business where he has to pay $25,000 for this permit and so on, and he may not be able to do it. He 
wants more information.  
 Chair Bunyard inquired if other board members would like more information on this subject. 
Member Nelson thought that if they are going to make a decision on this, they need something to 
base it on. Joe Sanford suggested that if they request to table a decision on this application and ask 
for more information that they provide a little direction to staff and the applicant on what in particular 
they are looking for. It is the burden of the applicant to prove that this is a conforming use, so, 
obviously the public has made pretty clear their comments regarding noise, air quality, water usage, 
etc. Chair Bunyard recommended a little more research on the air quality and noise levels, so that 
they could put those as stipulations in the conditions. If they could have a set level of noise, the 
requirements for air quality, and so on, that would be something that they would need. He also thinks 
that the research regarding the studies mentioned by the public and Member Hyde would be for the 
members to do as part of their due diligence. He then asked Alex Peden to do some homework related 
to some of the questions and concerns that were brought up, and the biggest thing is to provide staff 
with a duplicate or similar type business, and what that is like. He asked him to do some research and 
find something, talk to people in similar businesses to find out what they have done for noise, 
location, air quality, and so forth. Once these things are discovered, they would be able to make a 
decision. Vice Chair Goings recommended that the applicant talk to Mrs. Huckaby, who spoke 
earlier, about the NDEP permits, inspections, and noise level inspections. She had a wealth of 
information that would be beneficial to him. He asked that he present what he finds to staff as well. 
 Member Nelson questioned the applicant if he knew which type of air quality permit he needs. 
Have you done that research yet? Alex Peden said that he wasn’t sure which type it is, but he believes 
the dollar value is around $500 per year. Member Nelson agreed that his operation is going to be 
smaller, so it will cost less. Mr. Peden remarked that it is also recognized by the federal government, 
and he believes the state as well that pellets are a green, renewable energy resource. Member Nelson 
commented that he is not arguing that point. He doesn’t disagree with the business, but on the flip 
side of the coin, they’ve got to make sure that they are not creating a nuisance. That’s where he would 
like a little more information as to the air quality standards that he will have to adhere to. Water 
quality he isn’t that concerned about because it is a pre-existing dairy and he isn’t going to mess up 
the water.  
 Joe Sanford pointed out that this is two separate motions and two separate decisions to be 
made. It sounds like the board may have already made a decision as to whether or not this is going 
to be considered timber or crop processing, and resolving that today may take further things off of 
the table if they choose. If they chose crop processing, then it would require the special use permit 
and all of the remaining questions would still need to be answered. The question is just what they are 
planning to consider it under. Chair Bunyard confirmed that the members understood that they could 
table the special use permit and make a motion on the classification for similar use. Member Hyde 
remarked that he has a problem making the motion on similar use. He thinks that is where he would 
like to have more information. It has been recommended that they do more study, and before they 
decide to make this similar to crop processing, if there actually is something that has proven to be 
harmful in processing wood pellets as compared to processing grain, he’d like to know that. Vice 
Chair Goings said that is something that could be addressed in the special use permit process. He 
inquired if they were disagreeing that this is a wood processing operation, or is this an operation that 
is more like a grain pellet processing. Member Hyde questioned if they needed to make that decision 
tonight. Vice Chair Goings agreed that both decisions could be tabled, but he thinks that part of this 
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is very clear to him. Member Hyde said that he would table both decisions right now. Chair Bunyard 
called for a motion. 
 

Member Edgmon moved to table both decisions to the next regularly scheduled 
Planning Commission meeting in June. Member Hyde seconded the motion and 
the decision carried by a majority vote (6-1, with Vice Chair Goings opposed). 

 
(Included for reference) Recommended Conditions: 
1. This permit is subject to annual review to confirm compliance with conditions and code 

requirements until such time as the Planning Commission determines it is no longer necessary. 
2. The approval of the Similar Use Determination is limited in scope to encourage a successful 

business to relocate to a commercial or industrial zoning district, said limits being: 
a. Other than specific changes described in the application, the operation may not be altered 

at a later date to increase capacity, including but not limited to hiring employees, building 
additional structures, larger capacity equipment, redesign of the equipment layout to 
increase capacity, etc.   

3. The entire business must be in conformance with County Code, including but not limited to: 
a. Business licenses must be maintained. 
b. All necessary building permits must be obtained. 
c. Only the proposed signage is approved.  Any future signage must be approved through 

another Special Use Permit approved by the Planning Commission. 
d. Necessary modifications shall be made to meet code requirements, including lighting, sign, 

screening and other code requirements discussed in the staff report.   
e. Payment of impact fees and water dedication requirements. 
f. The area around the silos and office building shall be graveled, including the driveways to 

McLean Road. 
4. Employee and customer facilities that meet applicable laws shall be provided, including 

restrooms, ADA accessible facilities, and an ADA parking space. 
5. The operation shall control internal dust and maintain other safety measures required by the 

Fire Marshal. 
6. Noisy machinery, such as the hammer mill, pellet press, any generator used to power 

operations, etc., shall be located within a sound insulated space.   
7. Operation of the business shall be conducted in a manner that does not create a nuisance 

(public or private) under Nevada law or Churchill County Code. 
8. All state and/or federal permits required for this type of business shall be obtained and 

maintained. 
a. Any paved approach apron or other changes required by NDOT shall be installed. 
b. Safety improvements required by the State Fire Marshall shall be installed. 

9. NDEP air and other permits shall be obtained. 
 
F. Consideration and possible action re: A special use permit application, SUP25-000012, for 

expansion of the rail based services facility filed by Gerred Laake of ARCO National on behalf 
of IRG Realty Advisors. The property is located at 17127 Inland Port Drive, Assessor's Parcel 
Numbers 009-251-77 & 009-251-78, in the Industrial zoning district. The applicant proposes the 
addition of a 238,680 square foot warehouse at the rail industrial park.  
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Bill Staab, Project Manager for IRG Realty Advisors, 17127 Inland Port Drive, Port of 
Nevada, and Tera Anderson with IRG Realty Advisors, were available to speak regarding this 
application. 

Dean Patterson, Senior Planner, stated that this site has a long permitting history that is 
summarized in the staff report. 
- The most recent is the special use permit (SUP) with hazardous materials in February 2025 for 

butane railcar transloading with no structural facility changes.   
- The most relevant to interactions with this application is the SUP with a variance in March 2024 

for a container storage yard and related facilities, as well as additional rail extensions. That SUP 
required a number of improvements to be finished before additional permitting. You heard from 
the applicant about the progress on those conditions at the last meeting. 

This application proposes a roughly 248,000 square foot building with the intention that it be 
leased for a future user. Included in the proposal is the consideration for the site to include nighttime 
operations and large volumes of traffic associated with this big building. The use is largely set up as 
a warehouse storage and distribution facility, but other industrial users are listed in the Staff Report 
that can be located within it without requiring additional special use permitting.  

The site plan and application material describe the project in detail. The building fronts closely 
along the Reno Highway. It is mainly designed to serve large delivery trucks (18-wheelers, etc.) on 
the northeast side, including a parking lot for them. (The site plan was displayed on the overhead 
screen.) The passenger vehicle parking lot surrounds the building on the other sides. Access to the 
facility is integrated with the access driveway through the site to the container storage facility at the 
south end of the lot. At the north end of the building is a large water storage tank for fire storage and 
a large stormwater storage pond. Landscaping is integrated throughout the perimeter parking lot. 

The staff report reviewed the approval criteria. There were no major issues identified. Minor 
issues include the complexity of a new well and public water system for the building for a large 
number of employees, a large commercial septic system, providing fire protection and large water 
tank for the building, determining the parking requirements, and meeting other code standards. These 
are described in more detail in the staff report. 

The only item of note is that the application will generate extensive large truck traffic. A traffic 
study was performed and provided to Nevada Department of Transportation (NDOT), who is 
reviewing it. The existing NDOT access is highly constructed to control traffic at this access point, 
being called a “High-T”, which is actually located in Lyon County, and has been adequate for the 
existing traffic. Staff contacted NDOT regarding their thoughts on the project. They indicate some 
minor corrections are needed to the study before they fully review it. Their initial thoughts are that 
the existing intersection infrastructure should be adequate, though some changes might be needed 
after full review is done.   

The Building Department provided comments that building permits that meet building codes 
will be required, and third party review and inspections will be needed. No other comments were 
received. Staff recommends approval with conditions listed in the staff report.  
 Chair Bunyard asked if the applicant had anything they wanted to add. Tera Anderson wasn’t 
sure if during the times that her colleagues have come before the commission historically how much 
context they have given to who they are as an organization, just so that you have a level of confidence, 
one in the experience that they draw from, and two, most importantly, their ability to deliver a 
successful project in the community. Industrial Realty Group is their master holdings company, and 
IRGRA is their subsidiary property management, project management, and asset management arm of 
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the company. They are privately held, and quite possibly the largest privately held industrial, 
commercial broker nationally. They manage and develop anywhere from 100 to 130 million square 
feet around the country. Their real bread and butter is adaptive reuse, so they are very familiar with 
navigating complex jurisdictional regulations, environmental intensive sites, etc. They are very 
ambitious about this site in their portfolio and its ability in a broader network of real served assets 
that they find to be vital for their distribution channels nationally. (There was a presentation 
available.) She stated that this project is very much in their wheelhouse, and they are very excited 
about this project. It is, by industry standards, considered a speculative building. They do not yet have 
an end user in mind. They are approaching this project site with more of a “build it and they will 
come” and given the level of interest that has come via the rail activity out there. It has been designed, 
both by structural integrity building code and land use to serve and function as a warehouse 
distribution facility. Should that change based off of market interest or the nature of the tenants that 
inquire about leasing the property from them, of course there will be future activity coming before 
this commission regarding tenant improvements, business licensing, etc. The commission and 
community will have full visibility regarding who ultimately ends up being the occupier of the 
building. They are trying not to anticipate what they don’t know to be certain requirements until they 
know who the user is. It has been designed as a warehouse facility, and they think there is a high 
probability of that. 
 Director Randy Hines said that they have seen plans, and there are actually provisions 
regarding uses that require additional parking. There is additional parking set aside for uses that may 
potentially come in to accommodate for that. That is the only real thing that could add something to 
this project with a different use coming in, so they have already accounted for that for any future uses 
to come in. 
 Chair Bunyard inquired if any of the commissioners had any questions or discussion. 
 Member Nelson questioned if this was tied into the container facility. Tera Anderson 
responded that they are over both of these projects. It is adjacent to where this warehouse facility will 
be located. It was demonstrated on the overhead site plan to show the container storage yard in relation 
to this project. Both of these are located on the Port of Nevada site. Member Nelson asked if they 
were an owner in this project. Ms. Anderson answered that they own the entire property. Member 
Nelson commented that they have done a great job on the container site. It turned out to be a really 
great project there. Director Hines noted that since the commissioners don’t review the site plans they 
are not aware that this company is still integrating that berm to head further west and also moving out 
so that you will see the building. He agreed with Member Nelson that they have done a really good 
job on that berm and it really accomplished what we were looking for on that. Vice Chair Goings 
remarked that sitting on this board and approving that they were a little nervous about that, and every 
time he drives by there he feels that they definitely made the right decision. They have done a very 
nice job with that and it turned out very well. 
 Chair Bunyard called for public comment, and there were none. 
 Chair Bunyard called for a motion. 
 

Member Edgmon, based on the information provided in the application, in the 
staff report, and heard tonight, moved that the findings have been met for 
conformance with the criteria found in in CCC 16.08.080(H) and therefore 
approve the application for a Special Use Permit by Port of Nevada for Rail Based 
Services on 17127 Inland Port Drive (APN 009-251-78). This approval is subject 
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to conditions, as listed in the Staff Report. Member Nelson seconded the motion 
and the decision carried by unanimous vote (7-0). 

 
Recommended Conditions: 
1. This permit is subject to annual review to confirm compliance with conditions until such time as 

the Planning Commission determines it is no longer necessary. 
2. The Rail Industrial Park’s existing Emergency Management Plan must be updated to include the 

new facilities in coordination with the Fire Marshal, and approved by the Fire Marshal. 
3. The operation must be operated in conformance with County Code and building permit 

requirements, including but not limited to: 
a. Business licenses must be maintained. 
b. Dark Skies outdoor lighting requirements shall be met. 
c. The extensive landscaping of the perimeter parking serves to meet the requirements for both 

parking lot trees and road landscaping. 
d. Sign code standards shall be met. 
e. Parking lot requirements will be checked during future tenant changes. Additional parking 

spaces may need to be provided. 
4. Operation of the business shall be conducted in a manner that does not create a nuisance 

(public or private) under Nevada law or Churchill County Code. 
5. All authorizations from NDOT, including for signage, shall be obtained, and all required 

improvements shall be installed. 
6. All state and/or federal permits required for this type of business shall be obtained and 

maintained, including but not limited to: 
a. State Fire Marshal approval. 
b. State water right requirements for the new well system. 
c. State public water system approvals. 
d. State septic system approvals. 
e. NDEP authorizations for stormwater and dust control. 

 
 Chair Bunyard thanked the applicant and advised that there is a ten-day appeal period and to 
contact the department for further permitting procedures. 
 
10. Update related to code and master plan changes.  
Director Randy Hines reminded the commissioners of the workshop in April regarding updating the 
Industrial Zoning information in the code. He informed that there would be another joint workshop 
on June 24, 2025 to bring forward the revised use table and proposed changes for the Industrial Zones 
that was discussed at the April 22, 2025 special joint workshop. There are 167 existing Industrial 
parcels. They really want to narrow down where they want the I1, I2, and I3 zones. This will coincide 
with the use table, and there will be definitions for those uses to provide more clarity. This meeting 
will be at 6:30 p.m. There is flexibility regarding the date and time, and since this would be a joint 
workshop, we need to ensure that the County Commissioners would be able to attend that meeting as 
well.  
 
 Director Hines remarked, that as they stated in the last workshop, if anyone had any uses that 
they would like to see in this, any comments related to these changes, or whatever they may wish to 
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provide, they should reach out to him, Dean or Joe. He said that they are looking for input , and then 
the changes will be prepared for a code amendment to be presented at the first meeting in July, if 
possible. If they recommend approval, the first reading with the Board of County Commissioners 
would then be at the second meeting in July and for final approval at the meeting in the first week of 
August. This is a lot of work, and the more input they receive up front, he thinks it will make a better 
amendment to bring forward. 
 Member Edgmon inquired how the public gets notified of that for the Industrial Zoning 
changes. How do we do that when they are going in so many different areas? Director Hines 
responded that they will notify every owner of each Industrial parcel, and then we will go out the 
typical 300 feet, which is standard, and really when you get to those other areas, if you go out 300 
feet, you only go into the next section. We could cover huge amounts of land. We will run the numbers 
and analyze to see how much that is. Because it affects the Industrial Zoned areas and those owners, 
those are the ones that we really want in here for the workshop to talk about this. Not that it doesn’t 
affect everyone else around there. We will notify the owners, go out 300’, and then if there aren’t 30 
unique owners, then we can go back and do that as well. Diane Moyle inquired whether Member 
Edgmon was inquiring how people would be notified about the workshop or about how notifications 
would be done moving forward regarding a project on the Industrial Zoned parcel. Member Edgmon 
said that she was talking about the people that will be affected around the Industrial Zone. If 300’ is 
the measurement, and an Industrial Zoned parcel is 400 acres and owned by one person outside of 
that, then none of the homeowners around that Industrial parcel would be notified. Director Hines 
remarked that we will do it the typical county way of 300’ or 30 unique property owners around each 
one of those parcels. That is how we will notify people. We can put it on a Facebook blast, we can 
put it on the website that we are having this workshop, and other ways, too. Our code says 300’, or 
30 unique owners, and that is what we will do. Everything else would be on top of that. Chair Bunyard 
thinks that June 24, 2025 at 6:30 p.m. would be good. Diane Moyle explained that we typically do 
not send out notification letters regarding a workshop because there is no application for a specific 
thing.  
 Vice Chair Goings questioned if there is anything in the future to start looking at the C-1 
properties and include them in some of this now. Director Hines answered that the Industrial portion 
of this is relatively small in the county. It only affects 167 parcels, so this is an easier task to 
accomplish first. Then we can start working on the C-1 and C-2 zoning, and then we could eventually 
redo our whole use table if needed. We just don’t want to have a different way of handling Industrial 
uses than we have for the others because there is no consistency. We want to start with the Industrial 
uses first. 
 
11. Consent Agenda: All matters listed under the Consent Agenda are considered routine and may 
be acted upon by the Planning Commission with one action and without an extensive hearing. Any 
member of the board or any citizen may request that an item be taken from the Consent Agenda, 
discussed and acted upon separately during this meeting. 
No Items. 
 
 
12. Public Comment:  
There were none. 
 



13. Adiournment:
There being no further business to come before the Planning Commission, Chair Bunyard
adjourned the meeting at 8:42 p.m.

14. Appendix:
Supporting Documentation
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OLD BUSINESS ITEM MOTIONS 
 
Motion for Annual Review of SUP  -  should be modified by the Planning Commission as needed. 

NOTE:  Annual review is NOT a new decision or renewal.  It is a review for compliance with the 
previously approved decision.  Failure to comply with the permit can be grounds for a permit 
REVOCATION process. 

 
□  I move to review this application in one year.  [[  OR USE OTHER TIMEFRAME  ]] 
  [[  ADD OTHER REQUIREMENTS OR INSTRUCTIONS IF NEEDED  ]]  
 
□  I move no longer require annual review for this application. 

 
 
Motion for Renewal of Temporary Use Permit  -  should be modified by the Planning Commission as needed. 

NOTE:  These permits expire in one year unless a renewal is approved, with the possibility of setting 
shorter renewal periods.  Thus a renewal is a new decision or approval.   

 
□ I move to APPROVE the renewal of this Temporary Use Permit for  [NAME OF APPLICANT]  for  
one year.  [[  OR USE OTHER TIMEFRAME  ]] 
  [[  ADD OTHER REQUIREMENTS OR INSTRUCTIONS IF NEEDED  ]]  
 
□ I move to DENY the renewal of this Temporary Use Permit for  [NAME OF APPLICANT]. 
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Application:  Tentative Parceling Plan for 6 lots Use Listing: Residential  
Applicant:   Bart Hiatt    Owner:  Bart and Shirley Hiatt 
Representative:  David Crook, Lumos and Associates 
Site:   No Address – Boundary Rd., south of Reservation Rd. 
   APN: 009-071-27 – 66.5 acres  
Designations:   Master Plan – Agriculture // Zoning - A-10 
 
Summary: This property was a farm in the past.  The US Fish and Wildlife Service purchased the property 
and removed the water.  They sold the property to the applicant without water.  The property is located on 
Boundary Road, which serves as the east boundary for the Fallon Paiute-Shoshone Reservation.  The applicant 
has proposed a parceling plan that would result in 6 lots, that will in turn be implemented in 2 serial parcel 
maps.  All 6 lots will be residential, an allowed use in the existing zoning district.   
 
The new lots will front Boundary Road, which is a County maintained gravel road.  Consequently, no road 
construction will be needed to provide access to the new lots..   
 
NOTE that a request for water right determination to waive the water right requirements was included with 
the application.  However, such a request is only allowed with a Cluster Development when an agricultural 
conservation easement is proposed.  Since this is NOT a cluster development, such a request is not allowed 
under the Code. 
 
Criteria Review:  
CCC 16.04.040(C) Design Standards: Churchill County has adopted development standards, which shall be 
complied with in all application submittals. 

The proposed development must conform to the County Development Code.  Conditions of approval will 
address specific issues.  

- Setbacks and Easements:  New lot lines will not create setback problems, because no structures exist 
on the site.  Necessary easements exist or will be created. 

- Lot size and width:  The A-10 zone has a 10-acre minimum lot size.  The minimum average lot width is 
300’, with a minimum width of 200.’  The proposed lots comply.   

- Agricultural Protection:  The code has Friction Zone and Land Division requirements to protect 
adjacent agricultural operations.  An Agriculture Protection Plan is required, though not provided in 
the submittal.  Most friction zone standards use separation to reduce incompatibility problems.  Staff 
recommends that the adjacent roads, canals, ditches, drains, and property or road setbacks provide 
adequate separation in this case, with one exception.  The north property line does not have such 
separations from the adjacent farm field. Staff recommends a 75 foot “agricultural protection setback” 
be provided along the north line to keep buildings away from that farm field.  After discussion with the 
applicant, that setback has been provided on the current version of the map.   

- Access, sewer, and water facilities:  Also see comments under Criterion 4, below regarding public 
services.  The proposed lots will use on-site sewer and water services.  Soils information is provided in 
the Geotech Report and on the parceling plan (included in the application materials).  These indicate 
that soils conditions that have SEVERE problems related to development cover almost all of the site.  
Clay soils will require that specialized septic systems will be needed.  Expansive clays will need 
specialized construction methods, such as possibly including removal and replacement for 
foundations.  Corrosive soil chemistry will require resistant construction methods.   
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If this were a small-lot development project, these soil problems might jeopardize approval of the 
project, because such problems have the potential to impose costly infrastructure burdens on the local 
government (such as roads, sewer, water, etc.), or in a worst-case scenario, complete failure of the 
development due to structure failures.  Alternatively, extensive safeguards might be needed to protect 
the taxpayers.  However, this large lot development does not have the same risks to the public, since 
the road is existing, other infrastructure exists, and the on-site facilities are the responsibility of the 
landowners. 
 
A new water well will be needed for each lot, and no obvious problems with water supply exist.  The 
Parceling Plan shows a layout of well and septic system locations to show that the required 
separations can be provided during development – though this is not an issue for the large lots.   

- Water rights and community development fees:  Community development fees will be due with 
home construction on the proposed vacant lot.  The exception is that water dedication is required for 
new lots with the Parcel Map, unless no water rights exist on the property, in which case a payment-in-
lieu is allowed.  The fees for all 6 lots will be required and must be paid before recording the maps.   

CCC 16.04.050(A) Conditional Development Approval: The planning director, planning commission or county 
commissioners are authorized to apply conditions to applications for development. Conditions are employed 
to development projects to ensure: 
1. Conformity with the master plan. 

The Master Plan designates the area as Agriculture and is implemented by the existing A-10 zoning district.  
Most Master Plan policies are not applicable to the issue of a land division.  Both GOAL LU 2 and Policy LU 
2.1 discuss compatibility issues that are discussed under criterion 2, below.  But there are Public Services 
and Facilities goals and policies related to providing sewer and water services.  Generally, projects with lots 
less than 5 acres must provide community sewer and water facilities, but there are no issues for the 
proposed larger lots.   

2. Compatibility with existing adjacent properties and uses. 
The proposal will result in an increase of residential use and human activities compared to the existing 
vacant lot.  But it is comparable to what takes place on the existing nearby development to the northwest 
and southwest.  To the northwest are 4 homes close to the property, and to the southwest are 3 homes 
close to the property.  These homes are on lots or reservation properties in the 10-15 acre range – some 
related to agricultural fields.  Another large lot farm home is next to the east property line.  The main 
consequence of the development will be slightly more traffic and human activity in adjacent areas due to 
the new population passing through those areas. The project is generally compatible with other existing 
residential and vacant lands nearby.   

3. Protection of the public health, safety and general welfare. 
The creation of a new development that is similar to the existing nearby development will not impact 
existing conditions for public health, safety and welfare, nor will it overburden police and fire services.   

4. That adequate public facilities and services are available to the development. 
There are no public sewer and water facilities on or near the site.  As for other public utilities, power lines 
run along Boundary Road and can serve the development, and gas does not appear to serve the area.  
Current county practice is for road easements and property lines to include utility easements.  The map 
complies with this practice. 

The new development will increase traffic on nearby roads.  Normal residential traffic from the 
development will use Boundary Road and Stillwater Road.  Some traffic may instead use the paved 
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Reservation Road to reach Stillwater Road.  All nearby roads are County or State maintained roads that will 
not be overburdened.   

As required by NRS 278.378, offers to grant easements and dedicate land to the County must be accepted 
or rejected along with approval of future parcel maps.  The future parcel maps would normally offer to 
dedicate the land within the Boundary Road right-of-way to the County.  But the Road Supervisor and Staff 
recommend NOT requiring this due to the location of the road in federal easements, and the proximity to 
the reservation boundary.  In addition, no NEW road construction is required.   

5. As a part of the review and analysis of the development request, findings of conformance with the goals 
and objectives of the code and the master plan must be made in order to recommend approval and 
impose conditions. The conditions imposed by the staff may be modified by the final decision-making 
body. 
Based on the above assessment, options for Findings are provided below. 

STAFF RECOMMENDATION:  APPROVAL - as provided below. 
 
MOTION:   The motion should be modified by the Planning Commission as needed. 
 

□  Based on the information provided in the application, in the staff report, and heard tonight, I move to 
find that the criteria found in CCC 16.04.040(C) and CCC 16.04.050(A) HAVE been met for the land division 
application, and therefore recommend that the Board of County Commissioners  APPROVE the proposed 
Tentative Parceling Plan for Bart Hiatt to divide APN 009-071-27  into 6-lots.  This approval is subject to 
conditions, as listed in the Staff Report.   
 

Recommended Conditions (NOT PART OF MOTION): Based on code requirements and issues raised 
during review of the project, the following conditions of approval are recommended to be included 
with any approval: 
1) Changes shall be made for compliance with Churchill County Code, including but not limited to: 

a) Identifying irrigation and drainage structures. 
2) Any final changes required by the County Surveyor shall be made, including but not limited to the 

following: 
a) Fixing typographical errors such as monument labels. 

3) Notes shall be provided clearly indicating the soil limitations related to septic difficulties, structural 
hazards, and corrosion problems, and the need for special construction methods.  The note shall 
be referenced near the lot number label for each lot. 
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Application: Parcel Map for 4 lots  Use Listing:  Residential  
Applicant:  Alex Quintana  Owner  Alex Quintana 
Representative: David Crook, Lumos and Associates 
Site:  No Address on Cardinal Dr. (APN 008-211-94) – 57.4 acres  

(Note that the Assessor information has an incorrect address of 1240 Soda Lake Rd.) 
Designations:  Master Plan – Urbanizing // Zoning – A-5   
 
Summary: The proposed parcel map will result in 4 lots. The 3 smaller lots will be of roughly equal size 
(being around 5 acres).  The large remainder lot will have a home site available but will also encompass a large 
wetland/pond complex of over 30 acres that dominates this parcel.  That complex will be protected by a 
conservation easement, as required by code.  All lots will front Cardinal Drive. 
 
An important point is that the existing lot was recently created by a Boundary Line Adjustment, with the 
purpose that the existing lot can be developed using the Cluster Development provisions.  This would have 
allowed approximately 10-11 small lots, with the remainder lot having a conservation easement on the 
wetlands/ponds.  The applicant does not want to pursue that path of development.  He understands that the 
proposed parcel map still requires the conservation easement but will eliminate the possibility for the having 
the extra lots. 
 
Criteria Review:  
CCC 16.04.040(C) Design Standards: Churchill County has adopted development standards, which shall be 
complied with in all application submittals. 

The proposed development must conform to the County Development Code.  Conditions of approval will 
address specific issues.  

- Setbacks and Easements:  New lot lines will not create setback problems, because they will not be 
near structures existing on the site.  Necessary easements exist or will be created.   

- Lot size and width:  The A-5 zone has a 5-acre minimum lot size and dimensional requirements.  The 
proposed lots comply.   

- Access, sewer, and water facilities:  See comments under Criterion 4, below regarding public services.  
The proposed lots will use on-site sewer and water service.  The area is well known to have high 
groundwater, as also evidenced by the wetlands/ponds.  While specialized septic systems may be 
needed, the proposed 5-acre lots also contain elevated area that should be suitable for standard 
systems.  No obvious problems exist for wells.  All lots will have access on a county-maintained road. 

- Water rights and community development fees:  Community development fees will be due with any 
home construction on new lots.  The exception is that water dedication is required for each new lot 
with the Parcel Map.   

 
CCC 16.04.050(A) Conditional Development Approval: The planning director, planning commission or county 
commissioners are authorized to apply conditions to applications for development. Conditions are employed 
to development projects to ensure: 
1. Conformity with the master plan. 

The Master Plan designates the area as Urbanization which is implemented by the existing A-5 zoning 
district.  Most Master Plan policies are not applicable to the issue of a land division.  Both GOAL LU 2 and 
Policy LU 2.1 discuss compatibility issues that are discussed under criterion 2, below.  But there are Public 
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Services and Facilities goals and policies related to providing sewer and water services.  Generally, projects 
with lots less than 5 acres must provide community sewer and water facilities, but there are no issues for 
the proposed larger lots.  The application conforms with the Master Plan.   

2. Compatibility with existing adjacent properties and uses. 
The proposal will result in an increase of residential use and human activities compared to the existing 
vacant lot.  But it is comparable to what takes place on the existing nearby development to the east and 
west.  To the east is an extensive residential subdivision of roughly 1-acre homesites.  To the west is more 
residential development of roughly 5-acre homesites.  Agriculture exists to the north and south, but is 
some distance from the proposed smaller parcels.  The proposed development will be similar to the 5-acre 
lots to the east.  The main consequence of the development will be slightly more traffic and human activity 
in adjacent areas due to the new population passing through those areas. The project is generally 
compatible with other existing residential and vacant lands nearby.   

3. Protection of the public health, safety and general welfare. 
The creation of new lots will minimally increase demands on public health, safety and welfare, and will not 
overburden police and fire services.   

4. That adequate public facilities and services are available to the development. 
There are no public sewer and water facilities on or near the site.  Other public utilities (power and gas) 
exist in the area.  Power does not run along Cardinal Drive through the project, but does extend near the 
property line on the east and west.  Three of the four lots abut parcels currently served by power, and the 
fourth (in the middle) will not be distant from it.  Gas and telecommunication services to the east and west 
can also be extended to the properties.  Current county practice is for road easements and property lines 
to include utility easements.  The map complies with this practice. 

The property is served by Cardinal Drive, which is a County maintained paved road lying in multiple 
overlapping easements (as shown on the map) that provide adequate width.  Residential traffic from the 
new parcels will marginally increase traffic on Cardinal Dr. and nearby roads, but such roads have 
adequate capacity.   

As required by NRS 278.378, offers to grant easements and dedicate land to the County must be accepted 
or rejected along with approval of the map.  The motion of approval needs to include these statements.   

5. As a part of the review and analysis of the development request, findings of conformance with the goals 
and objectives of the code and the master plan must be made in order to recommend approval and 
impose conditions. The conditions imposed by the staff may be modified by the final decision-making 
body. 
Based on the above assessment, options for Findings are provided below. 
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STAFF RECOMMENDATION:  APPROVAL  
 
MOTION:   The motion should be modified by the Planning Commission as needed. 
 

□  Based on the information provided in the application, in the staff report, and heard tonight, I move to 
find that the criteria found in CCC 16.04.040(C) and CCC 16.04.050(A) HAVE been met for the land division 
application, and therefore recommend that the Board of County Commissioners:  

(A)   APPROVE the parcel map for Alex Quintana to divide APN 008-211-94  into 4-lots.  This approval is 
subject to conditions, as listed in the Staff Report.   

(B) ACCEPT the offer to grant easements identified on the maps. 

(C) REJECT offers to dedicate land and improvements. 

 
Recommended Conditions (NOT PART OF MOTION): Based on code requirements and issues raised during 

review of the project, the following conditions of approval are recommended to be included with any 
approval: 
1) Changes shall be made for compliance with Churchill County Code, including but not limited to: 

a) Changes to labels on road easements and improvements shall be made to be consistent with 
the final decision on offers to grant easements and dedicate land and facilities. 

b) Changes to the Churchill County Commissioner’s Certificate shall be made to be consistent with 
the final decision on offers to grant easements and dedicate land and facilities. 

2) Any final changes required by the County Surveyor shall be made prior to recording. 
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Application: Special Use Permit   Use Listing:   Communication Tower & Antennas 
Applicant:  T-Mobile     Owner:   Louie & Lila Lou Guazzini 
Representative: Precision Site Development (Jeremy Jordan) 
Site:  25  S. Harmon Road (APN 007-932-26) – 7.14 acres  (at Harmon Junction) 
Designations:  Master Plan – NASF Buffer-Agriculture // Zoning – C-2  &  NAS Fallon Overlay Zone 
 
Project Summary: The applicant is requesting to co-locate new antennas on an existing cellular 
communication tower.  The tower site is at the Harmon Junction store, at the intersection of Harmon Road and 
the Austin Highway (US 50).   
 
Normally, an antenna co-location only requires a zoning review rather than a Special Use Permit.  However, 
this case involves a tower within the NAS Fallon Overlay Zone and under a main jet fighter flight path, which 
requires that the review is bumped up to an SUP in order to provide the Navy with the opportunity to evaluate 
impacts on their operations.  They have been notified, but have not provided comments.   
 
The 100-foot tower has previously obtained permits and is authorized of the colocation of additional antennas.  
No tower changes are proposed.  A new “candelabra” structure will be installed below the existing one at the 
top.  It will hold 6 new antennas, and their radio units (RRUs), and associated equipment – see the plans for 
before and after elevations.  Additional ground cabinets and associated equipment will also be installed to 
support the new antennas.  All modifications will be located within the existing fenced area.   
 
Criteria Review:   
CCC 16.08.080(H) Findings:  Findings from a preponderance of evidence must indicate that the proposed use: 
1.  Is compatible with the existing surrounding land uses and development. 

The site of the Harmon Junction store is zoned C-2, as well as additional land across the highway.  Land 
immediately adjacent on the west and south sides of the parcel are zoned A-5.  The property is also within 
the NAS Fallon Overlay Zone, which adds additional regulations, including a notice requirement.  The co-
location of the antenna on the existing tower is compatible with all surrounding land uses, but 
compatibility with NAS Fallon operations can be problematic.  Navy staff have not commented at this time.  
Previous comments on similar proposals indicate concerns with radio frequency interference, construction 
crane lighting, and notification and coordination related to the construction start date. 

2. Is in substantial conformance with the master plan and policies and will be constructed and operated in 
full compliance of this code. 

The Master Plan establishes land use districts that are implemented by the zoning districts.  
Communication tower and antenna is an allowed use for the C-2 zoning district in the Code’s use table, 
with additional requirements for this situation due to the NAS Fallon Overlay Zone.   

Most Master Plan policies are not applicable to the development of communication towers and do not 
address radio or cell towers, other than support for NAS Fallon operation.  The main applicable section in 
the Master Plan is Chapter 11 Land Use, which requires protection of the community from new 
development. 
GOAL LU 2  All new development must be comprehensively designed to ensure a sustainable, safe, 

and healthy environment that integrates into the surrounding neighborhoods. 
Policy LU 2.1 In reviewing any development proposal Churchill County shall consider issues of 

community character, balance, sustainability, environmental impact, safety, aesthetics and efficient 
service provision. 
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Also see compatibility issues discussed under criterion 1 and environmental impacts discussed under 
criterion 5.  The proposed development must conform with the County Development Code.  Conditions of 
approval will address specific issues, including: 
- Generally:  Since the existing tower is already built, typical development standards such as setbacks, 

easements, parking, landscaping, etc. do not apply.   

- Community Development Fees:  New business sites must pay applicable fees.  Any applicable fees 
must be paid. 

- NAS Fallon Overlay Zone:  The Overlay Zone provides for special processes, use limits, and 
development standards for certain projects.  The only applicable standard that applies in this case is 
the process requirement to notify the Navy for their input.  Conditions of approval will require 
compatibility with Navy operations. 

3. The project will be constructed and operated in a manner that will not overburden public services and 
infrastructure. 

No special public services will be needed other than power, which can be adequately provided at the site. 

4. Adequately mitigates road and traffic impacts generated by the construction and build out of the 
project. 

Anticipated traffic generated by the tower will be negligible or non-existent.  No impacts are expected. 

5. Does not create adverse environmental impacts, including, but not limited to, noise, glare, fumes, and 
odor that may be detrimental either to public health, public safety, or general welfare of the persons or 
property in the vicinity or the wildlife and/or natural resources. 

The potential environmental impact issues are safety concerns for aircraft operations regarding radio 
frequency compatibility.  The Navy has not provided comments at this time.  However, previous projects 
raised concern with electromagnetic interference.  Normally cell towers meet federal laws and are a 
proven technology with minimal interference issues.  However, Navy base flight operations are a special 
situation, and cell towers could interfere with Navy frequencies.  Staff recommends conditions of approval 
to coordinate with the Navy, and that any recommended changes be implemented. 

 
STAFF RECOMMENDATION:  APPROVAL - as provided below. 
 
MOTION FOR DECISION:   The motion should be modified by the Planning Commission as needed. 
 

□  Based on the information provided in the application, in the staff report, and heard tonight, I move 
that the findings HAVE BEEN met for conformance with the criteria found in in CCC 16.08.080(H) and 
therefore APPROVE the application for a Special Use Permit for cellular antenna co-location at  
25  S. Harmon Road (APN 007-932-26).  This approval is subject to conditions, as listed in the Staff Report.   

 
Recommended Conditions (NOT PART OF MOTION):  Based on code requirements and issues raised during 
review of the project, the following conditions of approval are recommended to be included with any 
approval: 

1. Obtain all required building permits and safety inspections 
2. Paying applicable community impact fees. 
3. All Navy recommended coordination activity and construction equipment lighting shall be 

incorporated into the project.    
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Application: Special Use Permit   Use Listing:   Communication Tower & Antennas 
Applicant:  CC Communications (by lease) Owner:   Bureau of Land Management 
Representative: NNE Construction (Alonzo Williams)  
Site:  16799  Carson Hwy  (APN 007-021-65) – 1680.3  acres  
Designations:  Master Plan – Industrial // Zoning – RR-20 
 
Project Summary: The applicant is requesting to construct a communication tower.  The project will 
establish a new 30’ lattice communication tower.  A previous application replaced a previous tower with the 
existing tower.  However, one of the tenants has problems due to other electromagnetic activity on the tower.  
The new tower will allow separation from the main tower to reduce reception problems.  The proposed tower 
is a 30’ lattice tower with a triangular cross-section.   
 
No antennas are proposed with the new tower.  The existing support facilities will likely be used, with existing 
equipment being moved over to the new tower.  If this is the case, no later review will be needed.  If it is not 
the case, additional review will be needed for antenna placement.  All new development will be within the 
existing fenced lease area.   
 
The proposed site is off of the Carson Highway, north of the Lahontan Reservoir, and on top of the southwest 
end of the ridge.  Power is available at the existing cell tower.  The County GIS system shows no easements 
related to the tower site, but the BLM lease usually provides for access for federal land, in this case to US 50.   
 
The antenna tower will be placed a large distance from the property lines, and presents no fall risk to adjacent 
properties.  The site is distant from NAS Fallon.  They have been notified, but have NOT provided comments.   
 
Criteria Review:   
CCC 16.08.080(H) Findings:  Findings from a preponderance of evidence must indicate that the proposed use: 
1.  Is compatible with the existing surrounding land uses and development. 

The surrounding area is designated with the RR-20 zoning district.  Immediately surrounding the site is 
mountainous and sloped vacant lands.  Mine sites, the Lahontan Reservoir, US 50 (Carson Highway) and 
remotely placed homes are the nearest uses; but they are distant from the site.  For example, the highway 
is about 8/10ths of a mile away at the nearest point. 

The proposed tower has similar consequences as the existing main tower.  Communication towers with 
extensive antenna arrays are often a source of concern for adjacent neighbors, but there are none.  Also 
see environmental impacts discussed under Criterion 5.  Regarding concerns that the tower may fall onto 
adjacent properties, it is setback further than its height from property lines.  Regarding the visual impact of 
a tower and antennas looming over nearby residences, there are none.   

The lack of nearby residences, and the ability to keep a falling tower from landing on an adjacent lot 
reduces compatibility concerns.  The proposed tower will make the site more visible from the highway and 
Lahontan Recreation Area than the existing tower, but the impact should be slight.  Overall, the tower 
should be compatible with the surrounding uses and development.  Staff has not heard objections at this 
time and is not recommending alterations for visual impacts.  See Criterion 5 for assessment of 
environmental impacts on neighbors.   
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2. Is in substantial conformance with the master plan and policies and will be constructed and operated in 
full compliance of this code. 

The Master Plan establishes land use districts that are implemented by the zoning districts.  
Communication Towers (under utilities) is a listed use in the RR-20 zoning district and use table of the 
development code.  New towers must be reviewed through a Special Use Permit, and co-locating antennas 
requires a Zoning Review.   

Most Master Plan policies are not applicable to the development of communication towers and do not 
address radio or cell towers.  The main applicable section in the Master Plan is Chapter 11 Land Use, which 
requires protection of the community from new development. 
GOAL LU 2  All new development must be comprehensively designed to ensure a sustainable, safe, 

and healthy environment that integrates into the surrounding neighborhoods. 
Policy LU 2.1 In reviewing any development proposal Churchill County shall consider issues of 

community character, balance, sustainability, environmental impact, safety, aesthetics and efficient 
service provision. 

 
Also see compatibility issues discussed under criterion 1 and environmental impact discussed under 
criterion 5.  The proposed development must conform with the County Development Code.  Conditions of 
approval will address specific issues, including: 
- Setbacks and Easements:  The tower is far from property lines and setbacks.  As noted above, safety 

concerns cause the County to require that a tower be located to fall without crossing a property line, 
and the tower is so located.  No known easements affect the proposed tower. 

- Parking and Landscaping:  There are no stated parking requirements for communication towers in the 
Code, so the Planning Director must determine the appropriate amount of parking.  It is determined 
that no parking is needed for an unmanned communication tower, and that vacant space near the 
tower is adequate.  The landscaping code only requires landscaping for parking lots, so no landscaping 
is required for this project.   

- Community Development Fees:  New business sites must pay applicable fees.   

- Generally:  No outside storage is proposed.  No signage or lighting is proposed.  No sewer or water 
service is needed for an unmanned cell tower. 

3. The project will be constructed and operated in a manner that will not overburden public services and 
infrastructure. 

There are no public sewer and water services available at the site, and the tower will not need them.  
Private on-site sewer and water service are not needed or proposed for the unmanned tower.  Power is 
already available at the site.  Public road infrastructure is discussed below.  Public facilities and services will 
not be impacted.   

4. Adequately mitigates road and traffic impacts generated by the construction and build out of the 
project. 

Anticipated traffic generated by the tower will be negligible or non-existent.  No impacts are expected. 

5. Does not create adverse environmental impacts, including, but not limited to, noise, glare, fumes, and 
odor that may be detrimental either to public health, public safety, or general welfare of the persons or 
property in the vicinity or the wildlife and/or natural resources. 

The potential environmental impact issues to adjacent properties are visual impacts to nearby homes, 
safety concerns for aircraft operation, and attractive nuisance safety concerns for young people.  Visual 
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impacts are discussed in Criterion 1.  Safety of young adults prone to climbing a tower, is often raised as a 
concern regarding towers.  Security fencing exists around the tower and equipment pads, and the site is 
remote and difficult to get to.  Regarding electromagnetic interference, cell towers meet federal laws and 
are a proven technology with minimal interference issues.  NAS Fallon has not provided comments.  
Regarding aircraft safety, the proposed tower will be shorter than the existing main tower, so no impacts 
are expected. 

 
STAFF RECOMMENDATION:  APPROVAL - as provided below. 
 
MOTION FOR DECISION:   The motion should be modified by the Planning Commission as needed. 
 

□  Based on the information provided in the application, in the staff report, and heard tonight, I move 
that the findings HAVE BEEN met for conformance with the criteria found in in CCC 16.08.080(H) and 
therefore APPROVE the application for a Special Use Permit for a new communication tower at 
APN 007-021-65.  This approval is subject to conditions, as listed in the Staff Report.   

 
 

Recommended Conditions (NOT PART OF MOTION): Based on code requirements and issues raised 
during review of the project, the following conditions of approval are recommended to be included with 
any approval: 

1. The tower must obtain all required building permits and safety inspections.   
2. All applicable community impact fees must be paid with building permits. 
3. Operations shall be conducted in a manner that does not create a nuisance (public or private) 

under Nevada law or Churchill County Code. 
4. If the facility is no longer used, the towers shall be removed.  The Public Works Director may take 

action to enforce this requirement. 
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Application:  Special Use Permit   
Use Table Listing:  Wood Pellet Processing – request to be similar to Crop Processing & Storage  
Applicant:   Alex Peden for Basil Technology and Innovation (BTI) 
Owner:   Tom Madole 
Site:   1450  McLean Road (APN 008-731-04) – 6.31  acres  
Designations:   Master Plan – Urbanizing // Zoning – A-5 
 
Request for Similar Use Determination  This application proposes to make wood pellets, normally 
used for a fuel source.  The use table in County Code has a number of listings for Agriculture and Resource 
Related Industrial uses.  The two listings at issue here are:   

- Timber Processing and Storage (mills, paper, plywood), which involves breaking trees down into 
products.   

- Crop Processing and Storage (mills, cereal processing, cold warehouses, canning, bottling, extracts, 
etc.), which involves turning crops into foodstuffs. 

The use table does not address the use of byproducts from wood facilities to create wood pellets.  Specifically, 
the project is proposing to use wood waste (including woodchips, sawdust, etc.) from sawmills and similar 
wood processing facilities to create wood pellets.   
 
The use of wood would normally put the project into the same category of timber processing facilities, such as 
sawmills, paper mills, plywood mills, etc.  But the processing of small particles uses the same machinery as 
used for making feed pellets.  The use does not clearly fall into one listing or the other.  The applicant has 
submitted a request (in the application material) to be considered as similar to a Crop Processing and Storage 
facility, because his operation is very similar to crop processing.   
 
The Master Plan and Zoning Districts emphasize protecting agricultural lands from uses that make agriculture 
more difficult, especially converting agricultural lands.  You would not normally want industrial uses going into 
the agricultural lands.  Both Crop Processing and Wood Processing are industrial uses and would normally go in 
a centrally located Industrial or Heavy Commercial (C-2) zone, with resource products from a broad area 
brought to the facility to process them into something else.  In Churchill County, the distinction between Crop 
Processing and Wood Processing comes in where they are allowed.  Both can have sizable neighborhood and 
environmental impacts, with wood processing often having more noise impacts (i.e. sawmill) and odor impacts 
(i.e. paper mill).  But because of the connection to crops, Crop Processing is ALSO allowed in agricultural zones 
(A-10 and A-5).  Crop Processing in the agricultural zones requires a Special Use Permit because there may be 
special issues that need conditions of approval, and some locations may not be appropriate. 
 
The applicant understands that the project would normally need to be located in a different zone, and 
requests to be temporarily considered as crop processing.  This will allow him to test his startup business at 
this site, which has most of the needed equipment.  Staff and the applicant discussed the likelihood that, if the 
project is a success and grows, it would probably have to move to an appropriate zone.   
 
Since the requested use requires a Special Use Permit, the Director defers the final determination to the 
Planning Commission decision on the permit, and recommends that, based on (a) the small scale, (b) the 
similar facilities needed for the operation that exist on the site, and (c) the temporary start-up testing nature 
of the business, the operation could be considered as crop processing.  However, a larger operation than the 
existing facilities can support would be inappropriate at this location.  With this limit, the proposed operation 
would be similar to the operation that used to operate at the feedlot in terms of noise and relate impacts.  
Specifically, the operation should not be altered to increase capacity beyond the existing facilities; such as 
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hiring employees, additional structures, larger capacity equipment, or redesign of the equipment layout to 
increase capacity.  The business should move to an appropriately zoned property as soon as possible.   
 
Proposal The application proposes to be considered similar to a Crop Processing Facility.  The operation 
will be the second use on a large feedlot property, occupying just a small area of the feedlot.  The wood pellet 
manufacturing operation proposes to use the existing facilities at the dairy that were installed for a small-scale 
feed processing operation.  These include the silos and conveyance systems, and the office building. 
 
The site plan shows a layout of operations, and the application provides a detailed description of the process.  
The storage and particle milling operations will mostly be located in and around the existing silos next to the 
road.  A component used in wood pellet manufacturing is a “hammer mill” to break down the larger wood 
pieces into sawdust sizes suitable for pellet extrusion.  The office, restrooms, pellet pressing, packaging, 
warehouse, and storage yard are located in or near an existing building, located across an open area/parking 
lot from the silos.  Another main component is the pellet press machine that forces the wood through the 
pellet extrusion phase.  The project will be a one-man operation using largely automated equipment, and run 
by the applicant.   
 
The application and conversation with the applicant describe the wood pellet manufacturing operation.  The 
wood chips are picked up at their source facilities, and brought to the site with a pickup and dump trailer.  
They are dropped off and moved to a primary storage silo.  Then chips are conveyed to be reduced to sawdust 
particles at the hammer mill, which the application states will be in a sound deadened shed-like building.  The 
reduced particles are conveyed to another silo for storage.  From there, particles are conveyed in an 
underground tube to the main building for moisture conditioning and extrusion through the pellet press..  The 
pellets are then cooled and dried, and then packaged.  Packaged pellets are stored in the warehouse or 
storage yard until they are transported to sales destinations, possibly using a semi-truck.  Operation hours are 
split, with silo and hammer-mill activities being daytime operations, while pellet pressing and packaging 
operations are continuous 24/7 operations.  Since there are no employees other than the owner, the facility is 
highly automated.  Nighttime operations in the main building will be automated without personnel, using 
remote monitoring equipment.  Both machines create noise similar to lawn mower or wood chipper.  Mills that 
create a lot of dust particles are a fire and explosion hazard.  The application describes safety measures. 
 
Initially, the applicant will be the only employee.  But the application includes hiring employees in the future.  
Staff recommend that additional employees not be allowed to encourage the facility to find a new location 
when it grows to that extent. 
 
Criteria Review:  CCC 16.08.080(H):  Findings from a preponderance of evidence must indicate that the 
proposed use: 
1. Is compatible with the existing surrounding land uses and development. 

The property is zoned A-5 Agriculture, as are all surrounding properties on all sides.  Further north is E-1 
zoning with residential subdivisions.  Nearby uses are agriculture with associated residences or residential 
lots that have been split off from the farm.  Two homes lie to the east, at approximately 500’ and 750’.  
The subdivision is approximately 1000’ to the north.   

The proposed agriculture related industrial operation includes interior machinery noise and exterior truck 
traffic and noise.  This would normally be incompatible with residential uses, but such activity is found in 
other livestock operations in the area, such as the one taking place on the property.  In addition the 
hammer mill and pellet press will be very noisy (sometimes as loud as a wood chipper).  Again, this would 
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normally be incompatible with residential uses, but the mitigation should reduce noise to background 
agricultural noise levels. 

County Code includes Friction Zone development standards that apply buffers between industrial uses and 
adjacent uses and agricultural lands.  These are described under Criterion 2, and are adequate buffers.  
The proposed use is compatible with surrounding uses. 

2. Is in substantial conformance with the master plan and policies and will be constructed and operated in 
full compliance of this code. 

The Master Plan establishes land use districts that are implemented by the zoning districts.  The proposed 
use is a listed use in the use table for the zoning district, needing a SUP to be approved.  Most Master Plan 
policies are not applicable to the development of industrial uses or are neutral in terms of general business 
activity.  The main applicable section in the Master Plan is Chapter 11 Land Use, which requires protection 
of the community from new development.  

GOAL LU 2      All new development must be comprehensively designed to ensure a sustainable, safe, 
and healthy environment that integrates into the surrounding neighborhoods. 

Policy LU 2.1 In reviewing any development proposal Churchill County shall consider issues of 
community character, balance, sustainability, environmental impact, safety, aesthetics and 
efficient service provision. 

Compatibility issues are discussed under criterion 1, above; and other impacts are discussed under 
Criterion 5.  The proposed development must conform to the County Development Code.  Conditions of 
approval will address specific issues. 

- Setbacks and Easements:  No structures are being built that will affect setbacks or easements.   

- Friction Zones:  County Code includes Friction Zone development standards that apply buffers 
between industrial uses and adjacent uses and agricultural lands.  Buffers largely rely on separation 
between uses.  The proposed pellet manufacturing location will have extensive buffering to the SE, 
NW, and SW by the feedlot property that is leasing to the applicant.  The nearest residences to the 
east will have large separations.  The nearest farm field is to the NE across McLean Road.  The silo 
operations are closest to the farm field. The east side of the silos have little business activity and are 
about 80’ from the edge of the farm field.  The west side of the silos have the most business activity 
and are about 100’ from the edge of the farm field, with the silos in between.  These separations 
provide adequate buffering.  The proposed use is compatible with surrounding uses. 

- Office, sewer, and water facilities:  The processing facility will have an office and restrooms for 
employees and customers.  The Building Department indicates these need to meet ADA accessibility 
requirements and may need changes. 

- Outside Storage Requirements:  The Code requires screening of outdoor materials storage for 
businesses, but not for agricultural operations.  Overflow outdoor storage is located south of the office 
building, and it will have screened fencing installed.   

- Parking and Loading Requirements:  Parking and loading spaces are shown on the site plan as north of 
the office building in the large open area.  The parking code provides calculations for determining 
required parking for manufacturing uses as 1 per employee plus 5 spaces for customers, including 1 
ADA accessible space per 25 parking spaces.  The Director has determined that 6 parking spaces are 
needed, and the large open area is adequate for general parking.  One parking space must be hard 
surfaced for handicapped accessibility, which will be on an existing concrete slab.   
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Parking and loading spaces normally have some kind of surfacing.  This is especially important for sites 
with muddy soils to prevent track out.  Agricultural operations get special treatment regarding mud 
track out onto County roads, and the County deals with it.  But industrial uses do not get special 
consideration.  Staff recommend that the area around the processing operation, including the parking 
lot and driveways north and south of the silos, be graveled to help control mud and dirt track out on 
the local roads. 

- Landscaping:  New and expanding businesses must normally meet the landscaping code requirements, 
though this does not apply to agricultural operations.  In a situation like this project, only the property 
near the processing facility must meet landscaping requirements.  The road frontage near the silos 
includes trees and shrubs.  The area around the office and parking area includes trees.  These can 
serve as required landscaping.  Parking lot trees are required at 1 tree/15 parking spaces.  The 
processing facility will need 1 tree, which exists near the office.  A 10’ landscaping strip along the street 
frontage is required along McLean near the silos.  Existing trees shrubs and gravel groundcover are 
adequate to meet the requirement.   

- Lighting:  The application does not mention outdoor lighting.  Staff recommends that existing and new 
outdoor lighting must be replaced/installed to meet the Dark Skies Ordinance requirements so that 
lights shine down, and are screened to not shine horizontally or upward.   

- Signage Requirements:  The sign code requires that signage in the A-10 zoning district must be 
approved by the Planning Commission.  The application includes a small proposed business sign on the 
office building, which meets code requirements. 

- Water rights and impact fees:  New businesses must pay impact fees as applicable.   

3. The project will be constructed and operated in a manner that will not overburden public services and 
infrastructure. 

Power service exists on-site.  No public sewer or water systems exist in the area.  The property has a 
restroom in the office that is served by on-site septic system and water well.  Public utility services will not 
be overburdened. 

Demand for police service may be increased in minor ways, but existing services are adequate.  Grain 
milling operations are notorious for explosions caused by milling dust.  According to the applicant, wood 
particles are not as small and are less prone to such hazards.  However, the applicant still proposes safety 
measures, including cleanliness, monitoring systems, sprinklers, dust collection, enclosed conveyors, 
venting, etc.  Vacuum systems will prevent dangerous dust amounts in the air.  The Fire Marshal and 
Building Official not that the State Fire Marshal approval is required.  The Fire Marshal also noted the need 
for construction inspections of the fire system, and also annual inspections.  Fire Service will not be 
overburdened.  Public road infrastructure is discussed below.   

4. Adequately mitigates road and traffic impacts generated by the construction and build out of the 
project. 

Access for the site is taken from McLean Road, a State-maintained paved road, which is located within a 
road easement.  The State normally requires businesses to have a paved road approach, but no comments 
have been received from the State.  As noted above, gravel surfacing will be needed for the parking lot and 
driveways to reduce mud track-out onto the road.  The application estimates 10 visits (1 visit = 2 trips) or 
20 trips, and indicates they might be large semi-truck deliveries and passenger vehicles.  McLean Road has 
capacity to handle the volume.   
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5. Does not create adverse environmental impacts, including, but not limited to, noise, glare, fumes, and 
odor that may be detrimental either to public health, public safety, or general welfare of the persons or 
property in the vicinity or the wildlife and/or natural resources. 

Possible environmental impacts are:  
(a) Noise from general operational activity and on-site truck traffic could impact nearby residences.  

However, they are 500-1000 feet away, and such noises are of a small scale and mixed in with the 
livestock operation noise.  The operation of the hammer mill and pellet press will be more noisy 
activities that might not be compatible with adjacent uses, as would power generators to power 
operations.  But placing such machines within sound insulated buildings would greatly mitigate such 
impacts, and Staff recommends that such mitigation be required.  With mitigation, impacts are 
expected to be minor.   

(b) Processing facility road traffic could impact nearby residences.  However, the additional impact is 
minor.   

(c) Site activity and truck traffic can generate dust in the area and mud/dirt trackout on the State 
highway.  Conditions are recommended to gravel the area around the processing facility and the 
driveways north and south of the silos.   

(d) Milling operations can pose a fire and explosion hazard.  See Criterion 3 for additional details. 
 

STAFF RECOMMENDATION:  APPROVAL 
 
MOTION FOR DECISION:   The motion should be modified by the Planning Commission as needed. 
Specifically, if the similar use determination request is NOT granted, the SUP  CANNOT be granted. 
 

□  Based on the information provided in the application, in the staff report, and heard tonight, I move 
that the findings HAVE BEEN met for conformance with the criteria found in in CCC 16.08.080(H) and 
therefore APPROVE the application for:  

(a)  A Similar Use Determination to consider the proposed wood pellet processing operation as a Crop 
Processing Facility on a limited basis, and  

(b)  A Special Use Permit for a wood pellet processing facility  
located at 1450  McLean Road (APN 008-731-04).  This approval is subject to conditions, as listed in the 
Staff Report.   

 
Recommended Conditions (NOT PART OF MOTION): Based on code requirements and issues raised 
during review of the project, the following conditions are recommended for any approval: 

1. This permit is subject to annual review to confirm compliance with conditions and code 
requirements until such time as the Planning Commission determines it is no longer necessary. 

2. The approval of the Similar Use Determination is limited in scope to encourage a successful 
business to relocate to a commercial or industrial zoning district, said limits being: 
a. Other than specific changes described in the application, the operation may not be altered at a 

later date to increase capacity, including but not limited to hiring employees, building 
additional structures, larger capacity equipment, redesign of the equipment layout to increase 
capacity, etc.   

3. The entire business must be in conformance with County Code, including but not limited to: 
a. Business licenses must be maintained. 
b. All necessary building permits must be obtained. 
c. Only the proposed signage is approved.  Any future signage must be approved through 

another Special Use Permit approved by the Planning Commission. 
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d. Necessary modifications shall be made to meet code requirements, including lighting, sign, 
screening and other code requirements discussed in the staff report.   

e. Payment of impact fees and water dedication requirements. 
f. The area around the silos and office building shall be graveled, including the driveways to 

McLean Road. 
4. Employee and customer facilities that meet applicable laws shall be provided, including restrooms, 

ADA accessible facilities, and an ADA parking space. 
5. The operation shall control internal dust and maintain other safety measures required by the Fire 

Marshal. 
6. Noisy machinery, such as the hammer mill, pellet press, any generator used to power operations, 

etc., shall be located within a sound insulated space.   
7. Operation of the business shall be conducted in a manner that does not create a nuisance (public 

or private) under Nevada law or Churchill County Code. 
8. All state and/or federal permits required for this type of business shall be obtained and 

maintained. 
a. Any paved approach apron or other changes required by NDOT shall be installed. 
b. Safety improvements required by the State Fire Marshall shall be installed. 
c. NDEP air and other permits shall be obtained.     
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Application: Special Use Permit    
Use Listing: Expansion of Rail Based Services & Industrial Park 

>>>   Addition of Warehousing Storage and Distribution Facility 
  w/night operations, and w/high traffic volumes 

Applicant:  Port of Nevada – AKA Fernley Business Park & Western Nevada Transload 
Owner: Fernley Business Park LLC  
Site:  Located on APN 009-251-78 (at 58.18 ac.) – no address 

One of two parcels the Port of Nevada Rail Industrial Park operates on  
at 17127 Inland Port Drive.  The other parcel being a portion of  
APN 009-251-77 on the 23.82 ac. extending west of the railroad tracks. 

 NOTE that parcel numbers are expected to change soon 
Designations:  Master Plan – Industrial  &  Hazen-Swingle Bench Planning Area // Zoning – Industrial 
 
Site History: The Port of Nevada was established long ago at the county line – in fact its driveway is in Lyon 
County.  The site has a history of uncompleted Parcel Maps, BLAs, and Subdivisions; however, only 2 lots have 
been created.  In order for the lot east of the tracks (105.61 ac.) to have legal access to a public road, a small 
portion was extend to the west side of the tracks – that is where the existing facilities are sited.  The remaining 
area west of the tracks is the west lot (58.2 ac.), which lies along the highway and surrounds the existing facilities.  
This existing parcel layout will change soon due to a parcel map that the owner submitted to separate the east 
side of the tracks as an independent property (legal access now exists), and also establish 3 separate lots on the 
west side.  At that time, new APNs will be established.  The new rail operations proposed in this application will 
not obstruct that parcel map. 
 
The site timeline is provided below, along with previous SUPs approved for the properties:  
1) Metals processing SUP (2002) – use ended;  
2) Asphalt storage SUP (2005) – use ended.  The asphalt business encompassed the entire existing facility at 

the time, and included the propane tank farm and the propane powered boiler (in the smaller building).  It 
also included an asphalt storage tank farm and extensive piping (north of the main building), which have 
recently been removed.   

3) Currently, the Crestwood gas supply business is using the tank farm (3 very large cylinders) area of the site, 
though a SUP was not submitted for it.   

4) Multi-tenant laydown yard with rail SUP for Black Gold Terminals (July 2018).  Project was not implemented. 
5) In 2020, Industrial Realty Group LLC (a national company specializing in rail properties) purchased the 

property (both sides of the tracks) and adjacent lands in Fernley.  They created the Fernley Business Park 
LLC to be the current owner, and has long range plans for major development of the larger site.   

6) Continued transloading operations from 2020 with no immediate improvements. 
7) Rail Service Facility SUP (March 2021) for Fernley Business Park of limited scope to do only rail spur 

replacement, reconfiguration, and extension near the building complex to facilitate rail car movements 
within the site, and also minor expansion of the transloading area. 

8) Rail Service Facility SUP (July 2023) for Fernley Business Park of limited scope to do only rail track extensions 
southward, and additional spurs west of the building complex, and expansion of the transloading area. 

9) Rail Service Facility SUP w/Variance (March 2024) for Western Nevada Transload / Fernley Business Park for 
a container storage yard and related facilities, as well as additional rail extensions located at the south tip of 
property and additional interior rail spurs.  

10) Rail Service Facility SUP w/hazardous materials (Feb 2025) for Energy Transfer LP for butane railcar 
transloading with no structural facility changes.  NOTE: Crestwood was recently acquired by Energy Transfer 
LP, which is the recipient of the butane transloading operation. 
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For future reference, future development will require additional permitting.  In addition to SUPs required in the 
Code for different land-uses, the Code also requires that uses that generate high volumes of traffic obtain a SUP 
and perform a traffic study.  The Code also requires uses that handle hazardous substances to obtain a SUP, such 
as tanks of hazardous fluids.  The Code also requires uses that may impact public health and safety to obtain a 
SUP, such as storing large quantities of flammable materials outside.  In summary, future facilities can require a 
Special Use Permit on multiple grounds. 
 
Summary of Proposal:  
The application proposes a roughly 238,000 square foot building within the Rail Industrial Park, with the 
intention that it be leased for a future user.  The expansion of the Rail Industrial Park requires a Special Use 
Permit.  Included in the proposal is the consideration for the site to include nighttime operations and the large 
volumes of traffic associated with this big building, both of which also require Special Use Permit review.  The 
use is largely set up as a warehouse storage and distribution facility.  But other industrial users can be located 
within it as well without additional Special Use Permit review, such as:   

- Indoor Light Manufacturing 
- Indoor Fabrication 
- Beverage Distributor 
- Manufactured Home Construction 
- Manufactured Home Sales 
- Vehicle and Equipment Repair 
- Trucking Company 
- Package Delivery Company 
- Indoor Recycling Station 
- Etc. 

Some other uses will require a new Special Use Permit, including most outside businesses, handling hazardous 
materials, and other uses listed as such in the zoning use table.  Converting the site to a multi-tenant facility, or 
making sizable expansions will also require a SUP. 
 
The site plan and application material describe the project in detail.  The building fronts closely along the Reno 
Highway, where the small hills currently parallel the highway, which in turn will need extensive land leveling.  It 
is mainly designed to serve large delivery trucks (18-wheelers, etc.) on the northeast side, including a parking lot 
for them.  The passenger vehicle parking lot surrounds the building on the other sides.  Access to the facility is 
integrated with the access driveway through the site to the container storage facility at the south end of the lot.  
At the north end of the building is a large water storage tank for fire storage and a large stormwater storage 
pond.  Landscaping is integrated throughout the perimeter parking lot (see the landscaping plan). 
 
Criteria Review:   
 
CCC 16.08.080(H) Findings:  Findings from a preponderance of evidence must indicate that the proposed use: 

1.  Is compatible with the existing surrounding land uses and development. 

See Criterion 5 regarding impacts and discussion of the hazards to the public.  The site is zoned industrial, 
and the limited nearby uses are also of an industrial nature.  The surrounding land along US 50A is 
predominantly vacant desert land.  The exceptions are the Patua geothermal and solar plant ~3/4 of a mile 
north, geothermal piping and related facilities in the nearby desert, and the Resource Way commercial 
development 1000-2000’ to the south.  The lack of other uses makes the proposal generally compatible with 
surrounding uses and development.   
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2. Is in substantial conformance with the master plan and policies and will be constructed and operated 
in full compliance of this code. 

The Master Plan establishes land use designations that are implemented by the zoning districts.  The Master 
Plan designation and Zoning District for the site are both Industrial.   The proposed Rail-Based Services is a 
listed use in the use table of the development code, requiring a Special Use Permit in the Industrial zone.  
Most Master Plan policies are not applicable to the development of commercial and industrial uses, or are 
neutral in terms of general industrial activity.  The main applicable section in the Master Plan is Chapter 11 
Land Use, which requires protection of the community from new development.   

Chapter 11 states:  “The appearance of a community as seen from the main streets and highways expresses 
the community character and leaves a lasting impression on visitors and potential future residents and 
businesses. Special attention should therefore be given to the types of land uses that are permitted 
along these corridors…  To promote a positive image of the County, all development within these 
gateways must adhere to appropriate landscaping and signage requirements and only those land uses 
that are aesthetically appealing should be encouraged.” 

GOAL LU 2  All new development must be comprehensively designed to ensure a sustainable, safe, 
and healthy environment that integrates into the surrounding neighborhoods. 

Policy LU 2.1 In reviewing any development proposal Churchill County shall consider issues of 
community character, balance, sustainability, environmental impact, safety, aesthetics and efficient 
service provision. 

 

Compatibility issues of aesthetic, character, and balance are discussed under Criterion 1, above.  Impacts 
and safety hazards are discussed under Criterion 5.  The proposed development must conform to the 
County Development Code.   

- Generally:  Legal and physical access requirements are met. Outdoor storage is not proposed, so 
screening is not needed.  The application indicates permits for future signage will be submitted later 

- Height, setback, and easement:  The industrial zone height limit is 65’, which the building meets.  The 
setback from the highway property line is 60’, which is met.  The building is not near other property 
lines.  An 18’ utility easement parallels the highway property line, and includes fiber optic trunk lines.   

- Office, sewage, and water facilities:  The existing rail park office and restrooms are served by well and 
septic systems.  This large building will need to provide its own offices, with restrooms that are served 
by separate well and septic systems.  The well will need its own water right, which the applicant 
indicates is already acquired, and it will need to be a public water system approved by the state.  The 
commercial septic system must also be approved by the State.   

- Outdoor Lighting is not indicated, so Staff recommends a condition to meet the County’s Dark Sky 
lighting standards.   

- Parking:  The application provides 143 parking stalls for passenger vehicles, plus approximately 27 
future parking for a total of 170 spaces.  The parking code establishes parking requirements for this 
type of use based on employee numbers.  However, without a tenant, an employee count cannot be 
known.  In such cases the Director must determine the parking requirements.  Some other western 
Nevada jurisdictions base parking requirements on building size, at a rate pf 1/1000 sf or 1/1500 sf.   
Using the 1/1500 rate, the proposed building would need 159 parking spaces.  The Director determines 
that the proposed parking lot is adequate for the time being.   

- Landscaping:  The application provides a landscape plan that is focused within the parking lot.  It 
exceeds the required parking lot tree requirement.  The code also requires a 10’ road landscape strip.  
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Such landscaping would be oddly placed by itself along the property line of the highway.  Since the 
extensive landscaping in the parking lot around the building would be of far higher quality than a 
remote landscape strip, the Director determines that the parking lot landscaping will serve to meet 
both the parking lot tree requirement and the road landscaping requirement. 

- County impact fees are required for roads and the payment in lieu of water dedication.   

- Signage Requirements:  The application indicates that signage will be determined and permitted later.  
Depending on the location, future signage would have to meet either Lyon County or Churchill County 
signage requirements.  Comments were received from NDOT, which indicates that signs along the 
highway will have to meet NDOT signage requirements.  In Churchill County, each property is limited to 
a given amount of signage – being 160 sf total sign area in this location.   

3. The project will be constructed and operated in a manner that will not overburden public services and 
infrastructure. 

There will be no public sewer and water services available at the site.  Private sewer and water service 
currently exist at the main office, and new facilities will be built for the new building.  Extensive power will 
be needed for the project, and the applicant is working with NV Energy to extend additional power.  Public 
road infrastructure is discussed below.  The application discusses working with the Sheriff regarding security, 
particularly important given the plans for a gated entrance on Inland Port Drive.  The Sheriff did not provide 
any comments on the project relating to police and security matters.  The applicant has been consulting with 
the Fire Marshal regarding fire issues, and the building will need approval from the State Fire Marshal.  The 
building will be sprinklered, and this requires a large water storage tank at the north end of the building.   

4. Adequately mitigates road and traffic impacts generated by the construction and build out of the 
project. 

Nevada Dept. of Transportation (NDOT) controls access to the Reno Highway, and requires new businesses 
to obtain or update their access permits and authorizations.  The existing NDOT access is highly constructed 
to control traffic at this access point, being called a “High-T”, and has been adequate for the existing traffic.   

Existing traffic generated by the site is modest, with the last SUP for the container storage yard determining 
the site is a bit under the traffic study threshold.  The new building triggers the requirement for a traffic 
study.  The applicant has prepared one, and it is included in the application materials.  Estimated daily trips 
generated (1 visit = 2 trips) are 3628 new daily trips, with 356 new trips during PM peak hours.  The applicant 
has provided the study to NDOT for their review.   

Staff contacted NDOT regarding their thoughts on the project.  In addition, NDOT staff provided written 
comments that indicate some minor corrections are needed to the study before they fully review it.  In 
conversation, initial thoughts are that the existing intersection infrastructure should be adequate, though 
some changes might be needed after full review is done.  Staff recommends a condition that all changes 
required by NDOT be implemented.   

5. Does not create adverse environmental impacts, including, but not limited to, noise, glare, fumes, and 
odor that may be detrimental either to public health, public safety, or general welfare of the persons 
or property in the vicinity or the wildlife and/or natural resources. 

The primary environmental impacts from the proposed project are:   
i) The soils on the property are very powdery and light, and prone to blowing dust.  Dust from 

construction could be extensive and might impact downwind neighbors such as the residents of 
Hazen and the nearby farmland.  NDEP construction permits are included in the submittal, which 
address dust and stormwater runoff.  These will deal with most impacts.  It is recommended that 
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extra attention is paid to dust control, and reputable construction companies are good at paying 
such attention. 

ii) Large truck noise from the increased traffic could affect neighbors, except that nearby properties 
are also industrial with similar truck noise, so impacts are minimal.  Truck traffic is addressed in 
Criterion 4. 

 
STAFF RECOMMENDATION: APPROVAL  
 
MOTION FOR DECISION:   The motion should be modified by the Planning Commission as needed. 

 
□  Based on the information provided in the application, in the staff report, and heard tonight, I move 
that the findings HAVE BEEN met for conformance with the criteria found in in CCC 16.08.080(H) and 
therefore APPROVE the application for a Special Use Permit by Port of Nevada for Rail Based Services on 
17127 Inland Port Drive (APN 009-251-78).  This approval is subject to conditions, as listed in the Staff 
Report.   
 
Recommended Conditions (NOT PART OF MOTION): Based on code requirements and issues raised during 
review of the project, the following conditions are recommended for any approval: 

1. This permit is subject to annual review to confirm compliance with conditions until such time as the 
Planning Commission determines it is no longer necessary. 

2. The Rail Industrial Park’s existing Emergency Management Plan must be updated to include the new 
facilities in coordination with the Fire Marshal, and approved by the Fire Marshal. 

3. The operation must be operated in conformance with County Code and building permit 
requirements, including but not limited to: 
a. Business licenses must be maintained. 
b. Dark Skies outdoor lighting requirements shall be met. 
c. The extensive landscaping of the perimeter parking serves to meet the requirements for both 

parking lot trees and road landscaping. 
d. Sign code standards shall be met. 
e. Parking lot requirements will be checked during future tenant changes.  Additional parking 

spaces may need to be provided. 
4. Operation of the business shall be conducted in a manner that does not create a nuisance (public 

or private) under Nevada law or Churchill County Code. 
5. All authorizations from NDOT, including for signage, shall be obtained, and all required 

improvements shall be installed,. 
6. All state and/or federal permits required for this type of business shall be obtained and 

maintained, including but not limited to: 
a. State Fire Marshal approval. 
b. State water right requirements for the new well system 
c. State public water system approvals 
d. State septic system approvals. 
e. NDEP authorizations for stormwater and dust control. 
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Consent Agenda:   
 
NOTE: All matters listed under the Consent Agenda are considered routine and may be acted upon by the 
Planning Commission with one action and without an extensive hearing. Any member of the commission or 
any citizen may request that an item be taken from the Consent Agenda, discussed and acted upon 
separately during this meeting. 
 
Please review the Consent Agenda to determine if you have any concerns. 
 
RECOMMENDED MOTION  
 
● I move to Approve the Consent Agenda as submitted.  

 
● [IF YOU WISH TO REMOVE ANY ITEM FOR FURTHER DISCUSSION]  

I move to remove Item ___ for further discussion, and to approve the remainder of the Consent Agenda as 
submitted. 
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INLAND PORT PROJECT  
17127 Inland Port Drive
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• Nationwide real estate development and 

investment firm specializing in acquisition, 

development, and management of commercial 

real estate

• 50+ Years

• Nationally recognized as a leading force behind 

the adaptive reuse of commercial real estate

• We solve some of America’s most difficult real 

estate challenges

• Projects benefit the greater community through 

job creation & economic growth

100 MILLION SF
PORTFOLIO

150+ MAJOR PROJECTS

300+ EMPLOYEES

12 AFFILIATED OFFICES
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• IRG’s inde pe nde ntly founde d   p rope rty 

m anage m e nt com pany

• Office s throughout the  U.S. 

• Manage s ove r 115 m illion square  fe e t 

• Com ple te d  ove r 1,000  com m e rcia l transactions 

($1 Billion+) 

• Construction/ Proje ct Manage m e nt le ade rship  

$500  Million+.



• Our team is a leader in the conversion and 
privatization of federal properties, including 
closed military bases.

• We are owner and master developer of 
three closed military and Air Force bases, a 
former NASA manufacturing facility and a 
closed Veterans Affairs complex. 

• We have worked extensively with local, 
state, and national government entities to 
locate tenants, secure incentives and solve 
problems that others simply were unable to 
resolve. 

• We have long -established experience 
navigating complex entitlement and 
environmental processes.

PUBLIC /PRIVATE PARTNERSHIP

Our mission is to deliver substantial environmental and social benefits to countless communities, residents, 
watersheds, companies, and their employees. While providing modern space, our projects are a catalyst for 
new job opportunities and mutually benefit all stakeholders to ensure the greatest positive impact.
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TENANTS
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• Our tenants range from large, Fortune 100 companies, to local and regional small businesses. 

• More than 2,000 tenants currently operate in our facilities. 

• This tenant base includes distribution companies, manufacturers, governmental agencies, assembly 
operators, warehouse companies, third party logistic operators, construction suppliers, freezer and cold 
storage operators, and many other retail of office space users. 



ENVIRONMENTAL
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• IRG works with regulators and stakeholders at all levels.

• Experience navigating local, state and federal agencies (USEPA 
Regional Administrators, State regulatory agency directors, local 
government environmental leaders). 

• No “one size fits all” solution, and every project is treated separately 
with its own unique environmental risk transfer solution. 

• Our team can deliver a property with a lower carbon footprint and 
environmental impact. We strive to provide a positive, transparent, 
rewarding and philanthropic workplace, recognizing that diversity of 
people and opinion creates a more resilient and profitable company 
in the long run. 

 ANALYSIS
 ENVIRONMENTAL INSURANCE
 ENVIRONMENTAL RISK TRANSFER 
 ENVIRONMENTAL LIABILITY 

 INDEMNITY STRATEGIES
 RISK MODELING
 STATE AND FEDERAL REGULATION
 SUPERFUND SITES

 BROWNFIELD SITES
 PUBLIC RELATIONS
 PROPERTY MANAGEMENT



FINANCIAL CAPABILITIES
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 Long-stand ing  re lationships with banks and  othe r 
fund ing  source s

 Cre ative  and  quick to e xe cution 

 Te am  of inve stors

 Various fund ing  partne rs from  pub lic  age ncie s, 
banks, both re g ional and  national, and  e quity 
partne rs, both b ig  and  sm all 

 Share d  risk/ re ward  e nvironm e nt

In December 2020, IRG received an inaugural investment-grade credit rating from DBRS Morningstar; a rare 
accomplishment for a private real estate company. As a result, IRG closed on an aggregate principal amount of $335 
Million of senior unsecured notes in an institutional private placement.

Following this success, IRG received another institutional bond issuance of $275 Million, resulting in $1 Billion of new 
financings in 2021.



77



88



9



Name Item of Interest Contact Info

-.1 odh -lbL n",orl 1ls-Jt1 - 71t-l
rt/a, Q,r,/,,,, b,)o'l /ri/t l-s 7z?)/z-42ff
Z.,rar-i ,<?<rr, t*)i,bi/ f, -/ 77s t/:< r4i
, \l\,m, [xrw\ Nn;w b't -br|s A{ L,lA 9lo-l

72; q7-T-,V7?7%*- o^-J*rqrrP\- t,r. \ C*o. exl("-bs

u -toc>d- fL//e/s 775^ 127- lE?7
-9ov/o etzr*,, /r,,^* / As;oc 77.1 'y'23,-zJ'gg'

A/qrP-v .9nu /a l,lool Att* 7zr-j51-sjia
4r,-i-^ ,lou r2-r.,,,\r r r) *d-+l ttl2lr#, a aS gl"7- 3t?q

nil;S L 
F{,ennir.l

.Btte+ ffiiAN 7lf- LIJ- nL/'/
J

Arr.-L - c*rr.t.L'rn- \r I
?it ,-6 4los-3,9- A a €?

*br+o ll/; llta-r*S n/^/f Cw*,r+-^ I,nr. 11{ 3-lo DLfl I-Ol( 
1 irff 0)tniqho^btn 17f -4a7--Ma^,

\o^nut h^,#/rsrn .lll.,J ?n\\ot5 -l-15 .}\1 w7q
S:fl, fl*/77

*\ oJ /tanp\ lt nrirA\avfi hal-cli Ant t(\. ))<3S r S3{S
-L"-,) PJ(-{Z

t{ \A^fJcd. oe\\^e\S D.n E&( oCt
1<Ae )- ( 1) (Vn^U J 7 7< ',9'ilt-77/ 0
-T',.,1f e l[.Lt-s[i\-L., n.k qrocil pri lJs -?)5-a lq,^tt a35

vK -L{6t7 - tY 74
t w,*d Prrl"k

11 5 'L\1 .{ lqZwjk=\tu\\ot"
l //, f for;; ) e,nrAr*l 2.7{-AJ/-/aad

I

? 87U" ?a7-32j7
77f - 127- z€o./Oor*.h bf-/+.-21"

I
/lao"{. fu/lePE

3,tmn, d QdL% 110,AL',b-4)A1

CHURCHILL COUNTY PLANNING COMMISSION MEETING
155 North Taylor Street, Commission Chambers

May 14, 2025 at 6:00 p.m.

&
PLEASE SIGN IN & YOURNAME AND CONTACT INFO

wtol M*

r/il Potb*,

lnttlYM



Name Item of Interest Contact Info

klie,hrwvv trJn0d dlbf 5e ie(. oe( nitr Ll utv<g',l?
ltLtKv Y-,fnu\ n Ir ;( F r( I t\ Hlo*8?bL

En\ r,,-[.rekd^ ft<-a-r
l( l( [t [r \bo' r/ols L

nUrnL \I*,k d"tvur
l1 f( Zlr, lol",ltv

l-; eA-'1, tor) \qevt rl o,t' rilco/ ?tt( 04 ,

h,h)€Er;M tbuffM 7-ffi07
-ffsl il/Bta^/- >uQ rnc[-m,* HL-815L
L_CIpqt"ee Ohc$<ff\en \,\hDd QUte* -l'l5- Aes*1klnu

4/, 16d Ltc",rJ {=/1. / 77f tr/ { 31 7r
I \U^LL1 {raD

0*rl, € Fn rue. u)n-.,Q ruj 77g-- *n F llr?
(a ..-</--

\

\) o \^%^-- Lr,c,c) t> €,..,1t g{ 7-s zzY -(,sts
fr",/ '/4o n

,- J

i ,1,-utfi6n L [*J*t vJ,,yu( till:")- 5P 7qs Ttzl

CHURCHILL COUNTY PLANNING COMMISSION MEETING
155 North Taylor Street, Commission Chambers

May 14, 2025 at 6:00 p.m.

PLEASE SIGN IN & PRINT YOUR NAME AND CONTACT INFO

t
I







From: Jera Reidenbach
To: Planning Admin
Cc: Dean Patterson; Randy Hines
Subject: RE: Churchill County Planning Commission agenda item for May 14, 2025 meeting -- Peden Wood Pellet

Production special use permit on McLean Road
Date: Monday, April 21, 2025 2:56:47 PM
Attachments: image001.png

image002.png
image003.png

Hello,
 
Plans and construction must meet or exceed the currently adopted Building Codes per Churchill
County Code. No work or construction may be carried out until the issuance of a building permit by
the Churchill County Building Department.
 
All commercial businesses with employees and/or public access are required to have means of
accessibility for people with disabilities. These requirements include but are not limited to the
following items:
 

Means of Egress
Parking
Restrooms

 
Nonresidential construction projects are required to have an appropriately licensed contractor
oversee all work performed pursuant to NRS 624.
 
Churchill County Building Department has no jurisdiction over septic system installations or repairs
for commercial use. All designs, installations, and inspections must be performed by a State of
Nevada licensed engineer and permitted by the Nevada Department of Environmental Protection
(NDEP).
 
 
 
 
Jera Reidenbach
Building Official
Jera.Reidenbach@ChurchillCountynv.gov
 
Public Works, Planning, & Building
270 S. Maine St
Suite A
Fallon, NV 89406-2754
O: (775) 428-0264
Fax: (775) 423-8185

    
 

mailto:Jera.Reidenbach@churchillcountynv.gov
mailto:planning-admin@churchillcountynv.gov
mailto:dean.patterson@churchillcountynv.gov
mailto:Randy.Hines@churchillcountynv.gov
mailto:Jera.Reidenbach@ChurchillCountynv.gov
https://www.facebook.com/Churchill-County-NV-239619502795607/?epa=SEARCH_BOX
https://www.facebook.com/Churchill-County-NV-239619502795607/?epa=SEARCH_BOX
https://twitter.com/ChurchillCounty
http://nv-churchillcounty.civicplus.com/














 
From: Planning Admin <planning-admin@churchillcountynv.gov> 
Sent: Tuesday, April 15, 2025 4:48 PM
To: D2Traffic@dot.nv.gov; jgraham@dot.nv.gov; Jera Reidenbach
<Jera.Reidenbach@churchillcountynv.gov>; Loren Borst <lborst@ndep.nv.gov>;
'ndepairadmins@ndep.nv.gov' <ndepairadmins@ndep.nv.gov>
Cc: Dean Patterson <dean.patterson@churchillcountynv.gov>; Randy Hines
<Randy.Hines@churchillcountynv.gov>
Subject: Churchill County Planning Commission agenda item for May 14, 2025 meeting -- Peden
Wood Pellet Production special use permit on McLean Road
Importance: High

 
Please review the attached application that is scheduled for the May 14, 2025 Planning Commission
meeting. Please provide comments by April 25, 2025 to Dean Patterson and myself to have this
included as part of the staff report to the commissioners.
 
Diane Moyle
Administrative Assistant
planning-admin@churchillcountynv.gov
Public Works, Planning & Building Department
270 S Maine Street, Suite A
Fallon, NV 89406
775-423-7627 Main Phone
 
Churchill County is an equal opportunity employer and provider.
 

https://api.badgr.io/public/assertions/4g7cAg35QPyzoe1BgbRBgQ?identity__email=Jera.Reidenbach%40churchillcountynv.gov
https://api.badgr.io/public/assertions/G5qX4FysR_OKhj6JvzEyhw?identity__email=Jera.Reidenbach%40churchillcountynv.gov
https://api.badgr.io/public/assertions/wOnCaL9MRNqvB4SIZyuHHg?identity__email=Jera.Reidenbach%40churchillcountynv.gov
https://api.badgr.io/public/assertions/J0tLIZSwTjeCaaRKKHCXRg?identity__email=Jera.Reidenbach%40churchillcountynv.gov
https://api.badgr.io/public/assertions/2Mysi8SfTQiO7UZliheCeQ?identity__email=Jera.Reidenbach%40churchillcountynv.gov
https://api.badgr.io/public/assertions/LKIqTPSyRii6iPS5qOUOFg?identity__email=Jera.Reidenbach%40churchillcountynv.gov
mailto:planning-admin@churchillcountynv.gov


From: Jera Reidenbach
To: Planning Admin
Cc: Dean Patterson; Randy Hines; myoung fallonfire.org
Subject: RE: Churchill County Planning Commission agenda item for May 14, 2025 meeting -- Peden Wood Pellet

Production special use permit on McLean Road
Date: Monday, April 21, 2025 2:33:54 PM
Attachments: Peden SUP Application.pdf

image001.png
image002.png
image003.png
Reclassification Letter.pdf
Site Plan and Sign.pdf

Hello,
 
Review also needs to include local and state fire as combustible dust is regulated by Chapter 22 of
the International Fire Code as adopted by Churchill County.
 
 
 
 
Jera Reidenbach
Building Official
Jera.Reidenbach@ChurchillCountynv.gov
 
Public Works, Planning, & Building
270 S. Maine St
Suite A
Fallon, NV 89406-2754
O: (775) 428-0264
Fax: (775) 423-8185

    
 

 
From: Planning Admin <planning-admin@churchillcountynv.gov> 
Sent: Tuesday, April 15, 2025 4:48 PM
To: D2Traffic@dot.nv.gov; jgraham@dot.nv.gov; Jera Reidenbach
<Jera.Reidenbach@churchillcountynv.gov>; Loren Borst <lborst@ndep.nv.gov>;
'ndepairadmins@ndep.nv.gov' <ndepairadmins@ndep.nv.gov>
Cc: Dean Patterson <dean.patterson@churchillcountynv.gov>; Randy Hines
<Randy.Hines@churchillcountynv.gov>
Subject: Churchill County Planning Commission agenda item for May 14, 2025 meeting -- Peden
Wood Pellet Production special use permit on McLean Road
Importance: High

 
Please review the attached application that is scheduled for the May 14, 2025 Planning Commission
meeting. Please provide comments by April 25, 2025 to Dean Patterson and myself to have this
included as part of the staff report to the commissioners.
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mailto:Jera.Reidenbach@ChurchillCountynv.gov
https://www.facebook.com/Churchill-County-NV-239619502795607/?epa=SEARCH_BOX
https://www.facebook.com/Churchill-County-NV-239619502795607/?epa=SEARCH_BOX
https://twitter.com/ChurchillCounty
http://nv-churchillcounty.civicplus.com/
https://api.badgr.io/public/assertions/4g7cAg35QPyzoe1BgbRBgQ?identity__email=Jera.Reidenbach%40churchillcountynv.gov
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https://api.badgr.io/public/assertions/LKIqTPSyRii6iPS5qOUOFg?identity__email=Jera.Reidenbach%40churchillcountynv.gov







Planning Department 
270 S Maine Street, Suite A, Fallon, Nevada 89406 
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Supplemental
Special Use Permit (SUP) Application 
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** This application is NOT a permit. ** ** Please print to be readable. ** 


BRIEF PROJECT DESCRIPTION:  


Use Table Listing (CCC 16.08.250):                (Use same description and listing as on General Application) 


SPECIAL USE PERMIT (SUP) TYPE:   Check the applicable box.  See below for details on types. 


� GENERAL (Most projects) � MAJOR (large projects, power plants, etc.)


� ADMINISTRATIVE (except that 2ND Permanent Dwelling & Accessory Dwelling use a separate form)
     NOTE:  HOME BUSINESS SUP (MINOR) uses separate form 


TYPES OF SPECIAL USE PERMITS


A Special Use Permit (SUP) allows additional scrutiny and discretion in reviewing development projects.  


Whether or not a use requires an SUP is determined by consulting the Use Table in the Development Code CCC 16.08.250.   
However, there are additional criteria that cause a use to require an SUP even if the Use Table indicates a lower level of 
review.  These are listed in CCC 5.24 for sites serving alcohol, in CCC 5.20 for prostitution, in CCC 9.12 for adult 
entertainment businesses, and in CCC 15 (all) for mobile home and RV parks.  However, the primary reasons are found in 
CCC 16.08.080(C), which include: 


• Uses that the Planning Director determines may have impacts to public health and safety, or to adjoining land uses
• 24 hour or nighttime businesses
• A use that is a Major Traffic Generator (over 500 trips per day or 80 peak hour trips (1 visit = 2 trips, 1 in & 1 out))
• The use of hazardous or pollution substances
• The use of large volumes of water


There are 4 types of SUPs: Administrative, Minor, General, and Major.  All use this form, unless they have a separate form 
created for them, and use the same approval criteria.  Administrative SUPs are specifically identified as such in the Code, 
have their own notice procedures, are decided by the Planning Director, and may use this form or have their own form.  All 
other types of SUP are identified as simply needing an SUP in the Use Table, are assigned a specific type by the Planning 
Director, have specific notice procedures, and are decided by the Planning Commission.  The Minor SUP is reserved for 
Home Business situations and has a separate application form.  The General SUP is the most common and is used for most 
projects.  The Major SUP is used for the largest, most complex, and most controversial projects.  They generally require 
significant research and review to determine the impacts of the project and needed mitigation measures.  They require 
extensive work by Planning staff, other County departments, and possibly independent consultants to assist staff in the 
review.  Additional application questions are needed for Major SUPs. 


Submittal Package Items: 


� General and Supplemental application forms      � Fee


� Site Plan showing the site and project elements, and other drawings needed to illustrate the project


� Any documentation needed to support your request              � 10 copies plus original


� State and Federal Permits or applications for them
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QUESTIONS FOR ALL SPECIAL USE PERMITS 


The questions below are oriented around the five (5) approval criteria for the Special Use Permit in CCC 
16.08.080(H) Findings.  These are the criteria that must be met for the decision maker to approve the project.  
There must be a “preponderance of evidence” to support the findings.  Each criterion has a section to fill in and 
provide additional information.  Alternatively, you may submit a written document to provide your “Summary” 
and “Additional Information” for the different criteria.  Be sure to number sections of your narrative according 
to the criteria numbers.  Also please write “See written narrative” in the applicable writing spaces below. 


• If you are applying for the Administrative or General SUP, include only the main questions and applicant
affidavit (pages 1-5), and discard the Additional Questions for Major SUP sheet (page 6).


• If you are applying for the Major SUP, also fill out the Additional Questions for Major SUP sheet (page 6).


Summarize your project:  Include the construction of new facilities, the use of existing facilities, number of 
employees, daily visitors, hours of operation, required state and federal permits, etc.  Provide details of meeting 
code requirements under Criterion 2, of services and infrastructure under Criterion 3; and of transportation and 
access under Criterion 4.  You do not need to duplicate them here. 


1. The project “Is compatible with the existing surrounding land uses and development.”


• Are there residential uses nearby? NO YES>  Describe below the 
nearby residential areas, and how far away they are from the project site. 


• Are there NON-residential uses nearby? NO YES>  Describe below the 
nearby non-residential uses, and how far away they are from the project site.  


• Will your project have characteristics that are normally objectionable to neighbors (noise, smells,
spoilage of products, traffic, lights, late hours of operation, etc.)?   NO YES>  Describe below what 
they are, and how you proposed to reduce them.  


• Will your project place people next to existing farming, ranching, or livestock
operations? NO YES>  Describe below how you 
will protect the existing agricultural operation from complaints by people. 


NOTE:  The County Code requires buffers called “friction zones” to reduce conflicts between a variety of 
different types of uses (residential, commercial, industrial, and high traffic roads).  This includes friction 
zones to protect farmland from other uses, and a few uses require a ½ mile setback from highways.  
See CCC 16.16.020.2 


Provide additional information for Criterion 1 responses: 
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2. The project “Is in substantial conformance with the master plan and policies and will be constructed and
operated in full compliance of this code.”


NOTE:  The primary Master Plan policies that deal with new development are in the Land Use chapter 
(Ch. 11), and particularly Goal LU 2 and its Policies.  These addresses protecting the community and 
existing developments from the impact of new developments and providing adequate services for the 
site.  Chapter 11 also discusses protecting the visual gateways (mainly highways) of the community in 
detail.  These subjects are specifically dealt with in the other SUP criteria in this questionnaire. 


• Attach the Zoning Review form which deals with Code requirements.  The form comes with a cheat
sheet to help guide people through the major requirements of the Zoning Code.


• Describe below how the project meets the requirements.  Be sure to describe parking, landscaping,
outdoor storage, lighting, and signage, as well as other important parts of your project.


NOTE:  Signs in the A-10, A-5, E-1, R-1, and R-2 zones must be approved by the Planning Commission 
in an SUP, so be sure to include them in this permit. 


Provide additional information for Criterion 2 responses: 


3. The project will be constructed and operated in a manner that will not overburden public services and
infrastructure.


• Describe below how sewer and water services will be provided for the project, and where they will be
located on the site.


• Will the project increase the use of public services, such as emergency services (fire,
police, etc.), social services (low income services, public defenders, etc.), or community
services (library, etc.)? NO YES 


• Will approval increase the use of public sewer and water facilities (roads are below)?  NO YES 
• Will the project use large volumes of water? NO YES 
• For each item above for which you answered YES, describe it below, and how you will reduce the


effects on County services, infrastructure, or water supply. 


Provide additional information for Criterion 3 responses: 
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4. The project “Adequately mitigates road and traffic impacts generated by the construction and build out of
the project.”


• Will the project access directly onto a county- or state-maintained road?   NO YES
NOTE:  Projects accessing onto County roads must get approval from the Road Department, and most
must provide a paved apron to protect the road edge from damage, and to reduce debris track-out. 
NOTE:  Projects accessing onto State highways must get approval from NDOT and may have to install 
improvements.  Existing approaches MIGHT NOT be approved as-is. 


• Expected number of trips per day (1 visit = 2 trips; 1 in & 1 out):
NOTE:  Projects with more than 80 peak hour trips or 500 trips per day usually require a Traffic Study.
Please contact a Traffic Engineer and summarize their findings. 


• Describe below the breakdown of trips by customers, employees, deliveries, and business operations
that the project will generate.  Also describe the truck traffic generated by the project.


• Describe below how you will reduce the impacts on roads?


Provide additional information for Criterion 4 responses: 


5. The project “Does not create adverse environmental impacts, including, but not limited to, noise, glare,
fumes, and odor that may be detrimental either to public health, public safety, or general welfare of the
persons or property in the vicinity or the wildlife and/or natural resources.”


NOTE:  In answering the questions below, consider the neighboring uses described in your responses 
to Criterion 1.  In addition, consider the wildlife and natural resources described below. 


• Does wildlife come on or near the property? NO YES 
• Are there areas of water ponding, marshy land, rivers, or dry streambeds on or near


the property; or thickets of trees or shrubs on or near the property? NO YES 
• Will the project generate noise from outside activities or excessive indoor noise? NO YES 
• Will the project generate large volumes of traffic or require large truck traffic? NO YES 
• Will the project cause sun glare from shiny surfaces or include exterior lighting? NO YES 
• Will the project generate fumes from combustion or chemical processes, generate


waste, or hold products that may decompose? NO YES 
• Will the project generate dust from clearing and grading, especially in the wind? NO YES 
• Will the project operate after normal business hours or on weekends? NO YES 
• Will the project sell alcohol in either open or closed containers? NO YES 
• Will the project use or store hazardous, combustible, or explosive materials on-site? NO YES 
• Will the project store large quantities of materials, equipment, or vehicles outdoors? NO YES 
• For each item above for which you answered YES, describe it below and discuss how you will reduce the


effects on the public, neighbors, and wildlife. 


Provide additional information for Criterion 5 responses: 
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APPLICANT AFFIDAVIT 


, being duly sworn, deposes and states that: 
1) I/we either own the property described in the foregoing application, or have permission of the property owner which has


been provided with the application;
2) The statements and answers herein contained, and the information herewith submitted are in all respects complete, true


and correct to the best of my/our knowledge and belief;
3) That the zoning ordinances for a special use permit have been read, understood and complied with.
4) That no assurance or guarantee can be given by members of Planning Commission or Planning Department.
5) That any material misrepresentation or omission made in the application or at a public hearing by the applicant or an agent


of the applicant may constitute grounds for reexamination or revocation of the special use permit if granted.
6) I/we will be responsible for all recording fees related to this application.


_______________________________ 


Applicant’s Signature 


State of Nevada ) 
: ss. 


County of _____________________ ) 


Signed and sworn to (or affirmed) before me on _____________________________________(date) by 


___________________________________________________________________(name(s) of person(s) making statement). 


____________________________________________ 
Signature of notarial officer 
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Special use permit question extension


Summary of project
I propose to establish a wood pellet production business at a vacant grain handling facility, 
which currently features three silos, an extensive conveying system, and a large steel building 
with an attached studio office, including bathroom facilities. The project will be located on an 
existing Agriculture property that already includes significant improvements. Zoned as A5, the 
site meets most of the required compliance standards for my operation, and only minimal 
additional modifications will be necessary. These adjustments include, but are not limited to, 
installing a disabled parking space, replacing signage, conducting an area clean-up, designating 
additional parking spaces, and establishing a finished product storage area.


 The raw material for production will be wood chips sourced from tree processing activities 
such as tree cutting services, lumber mills, and forest cleanup operations. Chips will be 
transported to the facility using a pickup truck and dump trailer. Upon arrival, they will be 
discharged onto a concrete pad equipped with a conveyor auger and grain bucket elevator, 
transferring the chips into a primary storage silo.


From this initial silo, wood chips will be conveyed via screw conveyor to small sound deadening 
shed like building which contains a hammer mill, where they will be reduced to sawdust-sized 
particles. After milling, the sawdust will be transferred by a grain auger into a secondary silo. 
Pulling from the sawdust silo, the material will via in ground flexible screw auger to the steel 
building for moisture conditioning and pressing. The finished pellets will need to cool down in a 
chamber that blows ambient air through them before packaging. Weighing and packaging will 
be done by myself or a possible employee. From there the bags are sent using a short conveyor 
to a CNC driven column stacker. Once a pallet is finished it will be moved using a forklift to a 
storage area outside. The finished product will be sold at retail stores, mostly in Fallon but as 
far as Minden and possibly Elko. They will be transported using a pickup truck and trailer or a 
semi-truck and trailer. 


Pellet pressing, cooling, packaging, and stacking operations will run continuously—24 hours a 
day, 7 days a week—with preparation and material handling activities confined to normal 
business hours. These daytime operations include receiving and offloading chips, hammer mill 
processing, and preparing finished pellets for storage.


The facility's automation will allow for unattended nighttime operations through the use of 
microcontrollers, internet connectivity, smartphone integration, sensors, and an IoT (Internet of
Things) application. Dust, flame, smoke, and motion detection sensors will ensure continuous 
monitoring and rapid response to potential safety hazards. Automatic sprinkler systems can be 
automatically activated in case of a fire emergency. This automated approach minimizes the 
need for staff, enhances efficiency, and maintains a safe and productive operating 
environment.
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Programmed microcontrollers will monitor and manage the entire automation processes. The 
controller(s) will be connected to the internet via Wi-Fi or Ethernet, enabling me to remotely 
monitor, control, and make necessary adjustments directly from my smartphone as well as a 
local display. Additionally, the controllers will feature built-in fail-safe protocols, ensuring that if
internet connectivity is disrupted or power is lost, the equipment will automatically shut down 
safely, preventing any risk to the operation or facility.


An employee (or employees) will become necessary if production exceeds 600 lbs per hour. At 
this level of output, intervals between completed pallets shorten significantly, increasing the 
demand for raw material handling and oversight. Hiring employees in the future will also enable
me to dedicate more time toward expanding the business and refining operational efficiency. 
Currently, I am employed part-time as a mechatronics engineer for the largest sign 
manufacturer in the United States. My professional background encompasses mechanics, 
machining, and electronics, supported by two associate degrees—one in Mechanical and 
Electrical Technology and the other in Machine Tool Technology. I also have a certificate in Full 
Stack Java programming from Claim Academy. 


I have chosen the approach outlined above because it allows me to establish a scalable business
with numerous growth opportunities. Starting with a manageable production capacity of 
approximately 300 lbs per hour, even though the system will be nearly fully automated, ensures
that initial investments remain reasonable. Given the substantial costs associated with much of 
the necessary equipment, this conservative start-up approach reduces financial risk in case the 
business does not perform as anticipated. Additionally, this model provides smaller local 
retailers an opportunity to enhance their revenue during the slower winter months. As demand
grows and sales increase, profits from initial production can be reinvested into additional 
equipment, enabling expansion and greater profitability in the future.


Criterion 1: Compatibility
The nearest residence is 605 feet away, and the second is 843 feet away; both appear to be 
single-family homes to the south—one located across and down the road, and the other on the 
rear side of the property. The facility is surrounded by extensive farmland and a 
stockyard/feedlot. The feedlot is active and is operated by the facility owner. There are about 
300 cattle that are kept on the property. The primary concern is potential noise and dust from 
the Hammer Mill. To address this, the mill will be housed within a “hush house” designed to 
substantially reduce noise, and a dust collector will be installed to further minimize emissions. 
In addition, several mitigation measures will be implemented to protect adjacent agricultural 
operations from disturbances. The hammer mill’s noise will be confined within an acoustically 
treated enclosure, with sound barriers further reducing noise. Any operations that could 
generate elevated noise levels will be scheduled exclusively during normal business hours to 
minimize impacts on nearby residences, livestock, and farming activities.


Criterion 2: Conformance and Compliance of Code
Because the facility is already established, the preparations required to start my business will 
be minimal compared to similar operations. I will need to install a 6-foot storage screening 
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fence, likely constructed from pre-built wooden slats sections. Additionally, the property will 
require general clean-up, including the removal of debris and minimal landscaping tasks, 
primarily consisting of weed removal. I will designate a handicapped parking space adjacent to 
the building, utilizing an existing concrete pad. There is also a spacious gravel area near the 
steel building, which, while not currently marked with specific parking spaces, provides ample 
room for employee and visitor parking. Most of the operational area consists of concrete or 
gravel surfaces. Throughout this process, I will strive to maintain the rural aesthetic of the 
property, ensuring that the facility blends well with the surrounding landscape and does not 
become a visual eyesore.


Criterion 3: Services and Infrastructure
Since I'm working with combustible materials, fire safety is a top priority. Although sawdust 
poses a lower explosion risk than grain flour—comparable to diesel versus gasoline—the 
possibility still exists if concentrations and ignition sources coincide. Effective risk reduction 
relies heavily on thorough housekeeping, proper grounding of metal silos and conveyors to 
prevent static buildup, and consistent equipment maintenance. Dust collection systems, 
enclosed conveyors, explosion vent panels, and isolation devices will be utilized as part of a 
comprehensive dust-management strategy. Additionally, spark, and flame detection systems 
will promptly activate automated fire suppression systems, such as sprinklers or water mist, to 
extinguish any potential fire quickly while minimizing damage. All non-enclosed automated 
operations will be secured within a locked facility, monitored continuously via video 
surveillance and remote control systems to ensure safety without requiring extensive fire-
service intervention. Regular inspections, preventive maintenance, and employee training will 
further enhance the overall safety and efficiency of the operation.


Criterion 4: Road and Traffic
During the initial startup phase, wood chips will be sourced from tree-cutting service businesses
in Carson City, including NDF. These trips will occur every two days using a 3/4-ton truck and 
large dump trailer. Once transported to the facility and processed into pellets, the finished 
product will be palletized for shipment. Leveraging my professional experience with LEAN 
manufacturing and Zero Waste methodologies, transportation logistics will be optimized by 
maximizing load capacities and efficiently coordinating inbound and outbound movements.


Inbound vehicle traffic will primarily consist of employee and visitor vehicles, averaging two 
visits per person per workday: arriving for work, leaving and returning from lunch, and 
departing at day's end. Outbound logistics will involve small-scale local deliveries to retail 
customers or customers that may require direct delivery conducted approximately once every 
two days. Larger-scale orders destined for locations beyond Fallon—excluding small orders to 
Carson City—will be dispatched via commercial logistics providers, typically occurring once per 
week. As the business expands, additional staffing may be required to support increased 
production and delivery demands, further emphasizing the importance of effective logistical 
planning.
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Criterion 5: Environment and Impact
Wildlife is present on the property, as a small watercourse known as "Little Carson" flows along 
the back side. It can be assumed that some birds, waterfowl, and deer occasionally pass 
through this area. The business site is located at a substantial distance from the creek, ensuring 
minimal impact on the natural habitat. Any occasional excessive noise—primarily from the 
hammer mill—will be mitigated through artificial sound dampening measures, and all other 
machinery, aside from combustion engine material handling devices, will operate below 85 
decibels.


There will be some large truck traffic; however, to put this into perspective, I will only produce 
approximately three one-ton pallets of pellets per day. Considering that a single flatbed semi-
trailer can haul 24 pallets, it would take nearly a full week to accumulate enough product for a 
semi-trailer load.


Dealing with wood chips and sawdust involves known challenges related to decomposition. To 
mitigate this, storage of these materials will be managed with care. Moisture and heat are the 
primary causes of decomposition, so storage will be maintained at a moisture content of less 
than 40%, which slows the decomposition process to manageable levels. This approach applies 
to both sawdust and wood pellets; wood pellets, in particular, must be stored at 10% moisture 
content or less to prevent expansion and mold growth. Living in one of the driest and hottest 
regions in North America allows for natural drying of these materials, and if necessary, a 
tumbler dryer will be installed.


I aim to operate pellet production continuously, 24/7. With integrated automated systems, 
nearly every aspect of production will be monitored at all times, and safety precautions such as 
smoke and dust alarms, as well as motion detection, will be in place. Any equipment that could 
potentially cause harm will be secured to prevent injury during normal operations. Running the 
facility continuously maximizes equipment utilization, thereby reducing initial startup costs and 
enhancing pellet production efficiency.


The primary combustible material in this operation is sawdust, and the main concern would be 
the potential for high concentrations of airborne sawdust. This risk will be minimized by 
containing sawdust within a silo that is properly grounded to prevent electric or static sparks. 
Additionally, any necessary equipment will be grounded and bonded. Sawdust presents a lower 
explosion risk compared to materials such as grain flour due to factors such as particle size, 
surface area, minimal ignition energy (MIE), and explosion severity.


The only significant quantities of material stored outdoors will be pallets and finished pallets of 
pellets. However, this will be minimized through LEAN manufacturing practices and the 
implementation of "just-in-time" inventory principles.


Additional Information
In addition to the standard application, this operation will require a Class II (minor source) Air 
Quality Operating Permit, issued by the Nevada Division of Environmental Protection (NDEP), 
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Bureau of Air Pollution Control. This permit is necessary due to the production of biomass-
based fuel products. Additionally, the scales used for packaging pellets must be regularly 
calibrated and certified by the Nevada Department of Agriculture’s Weights and Measures to 
ensure accurate product weights in each bag. Emissions associated with this business will 
primarily result from the combustion of liquid fuels used in forklifts and transportation vehicles,
as well as dust generated during wood-chip processing in the hammer mill. Because the liquid 
fuel consumption will be low I will focus on wood dust.


Wood dust can have detrimental health effects, including:
• Respiratory Issues: Inhalation of fine wood dust can irritate the respiratory tract, causing 
symptoms such as coughing, wheezing, and shortness of breath; prolonged exposure may 
contribute to chronic respiratory conditions.
• Allergic Reactions and Asthma: Some individuals may develop allergies or asthma due to 
wood dust exposure, with symptoms ranging from nasal congestion and sneezing to more 
severe respiratory distress.
• Irritation of Eyes and Skin: Wood dust can irritate the eyes, skin, and mucous membranes, 
potentially resulting in persistent irritation or dermatitis with continuous exposure without 
proper protection.
• Carcinogenic Risk: The International Agency for Research on Cancer (IARC) classifies wood 
dust—especially hardwood dust—as a human carcinogen, with prolonged exposure associated 
with an increased risk of nasal and sinus cancers.


Since the wood dust will be collected with a dust collector and confined within the hush house, 
its associated health risks under normal operating conditions are expected to be minimal. 
When necessary, appropriate personal protective equipment, such as dust masks, will be used 
to further reduce any potential health impacts.




















Alex Peden
5440 Desert Hills Loop
Fallon, NV, 89406
alexcpeden@gmail.com
775-217-4255


4/10/2025


Public Works, Planning & Building
270 S. Main St., Suite A
Fallon, Nevada 89406


Dear Members of the Planning and Building,


I am writing to request a similar use determination to reclassify my future pellet manufacturing 
business. While my operations have been categorized under lumber processing, I respectfully ask
that they be considered under grain processing. This adjustment is necessary to facilitate the 
filing of a special use permit and to allow the operation to be housed in an existing, underutilized
grain handling facility located at 1450 McLean Road in Fallon, Nevada.


The facility is ideally suited for my intended operations. It has many of the features required for 
pellet production and is comparable in function to facilities used for producing animal feed 
pellets. The planned process involves using a hammer mill to reduce wood chips into sawdust-
sized particles, conditioning the material to the proper moisture content, and compressing it into 
pellets with a roller and die pellet press. Additionally, the facility is equipped with three sizeable 
silos and auger conveyors that will be utilized to store and transport materials efficiently. At the 
onset, my production target is 300 lbs per hour, with an estimate that the facility could 
potentially accommodate up to 1500 lbs per hour. This capability demonstrates not only the 
efficiency of my process but also the facility’s suitability for my intended use.


I fully acknowledge that if permission is granted for this reclassification and temporary use of 
the facility, it will be under the condition that the operation remains temporary and is not 
intended for extensive expansion. This limitation is acceptable as it provides me with a practical 
starting point to establish my business in a facility that would otherwise be underutilized and 
vacant, while ensuring compliance with county regulations and community standards.


Thank you for considering my request. I am available to meet with you at your convenience to 
discuss any questions you might have and to provide further details regarding my operation. I 
look forward to the opportunity to work together to support both the growth of my business and 
the responsible use of existing county resources.


Sincerely,


Alex Peden












Logo and Sign


4’


2.5’







Parking


Disabled Parking
Drive Way/Road


4’ x 2.5’ 


Storage Silos


Hush House/Hammer Mill


Grain Elevator


In Ground Chip Conveyor


High 2 Bay Building


Septic 2


Pelleting and Bagging Area


Power


Well


In Ground Flexible Screw Auger/Motor


Truck Loading Area


6’ Screening


Indoor Storage Area


Outdoor Storage Area


Septic 1


Office Studio


Trees/Landscaping











 
Diane Moyle
Administrative Assistant
planning-admin@churchillcountynv.gov
Public Works, Planning & Building Department
270 S Maine Street, Suite A
Fallon, NV 89406
775-423-7627 Main Phone
 
Churchill County is an equal opportunity employer and provider.
 

mailto:planning-admin@churchillcountynv.gov


Caution: This email originated from outside of the Churchill County organization. Do not
click links or open attachments unless you recognize the sender and know the content is
safe. When in doubt, contact your IT Department.

From: myoung fallonfire.org
To: Jera Reidenbach; Planning Admin
Cc: Dean Patterson; Randy Hines
Subject: RE: Churchill County Planning Commission agenda item for May 14, 2025 meeting -- Peden Wood Pellet

Production special use permit on McLean Road
Date: Thursday, April 24, 2025 10:34:35 AM
Attachments: image001.png

image002.png
image003.png

All,
 
Based on the projects proposed design and operational safety features, fire would have no
initial issues with this project with the following caveats:
 

1. The suppression system will need to be approved by the State Fire Marshal’s Division. 
2. Any fire system installed will require annual inspection from a licensed sprinkler

company.
3. The safety features that are built in shall have a final inspection and approval by a third-

party inspection company who is qualified on this type of operation and equipment.
 
Regards,
 
 
Mitch Young
Fire Marshal, FCFD
775 427-7911
 
Please note that any correspondence for the Fallon/Churchill Fire Marshal’s Office will now
have a new e-mail address of FM@fallonfire.org
 
 
 
 
 
 
From: Jera Reidenbach <Jera.Reidenbach@churchillcountynv.gov> 
Sent: Monday, April 21, 2025 2:34 PM
To: Planning Admin <planning-admin@churchillcountynv.gov>
Cc: Dean Patterson <dean.patterson@churchillcountynv.gov>; Randy Hines

mailto:myoung@fallonfire.org
mailto:Jera.Reidenbach@churchillcountynv.gov
mailto:planning-admin@churchillcountynv.gov
mailto:dean.patterson@churchillcountynv.gov
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<Randy.Hines@churchillcountynv.gov>; myoung fallonfire.org <myoung@fallonfire.org>
Subject: RE: Churchill County Planning Commission agenda item for May 14, 2025 meeting -- Peden
Wood Pellet Production special use permit on McLean Road

 
Hello,
 
Review also needs to include local and state fire as combustible dust is regulated by Chapter 22 of
the International Fire Code as adopted by Churchill County.
 
 
 
 
Jera Reidenbach
Building Official
Jera.Reidenbach@ChurchillCountynv.gov
 
Public Works, Planning, & Building
270 S. Maine St
Suite A
Fallon, NV 89406-2754
O: (775) 428-0264
Fax: (775) 423-8185

    
 

 
From: Planning Admin <planning-admin@churchillcountynv.gov> 
Sent: Tuesday, April 15, 2025 4:48 PM
To: D2Traffic@dot.nv.gov; jgraham@dot.nv.gov; Jera Reidenbach
<Jera.Reidenbach@churchillcountynv.gov>; Loren Borst <lborst@ndep.nv.gov>;
'ndepairadmins@ndep.nv.gov' <ndepairadmins@ndep.nv.gov>
Cc: Dean Patterson <dean.patterson@churchillcountynv.gov>; Randy Hines
<Randy.Hines@churchillcountynv.gov>
Subject: Churchill County Planning Commission agenda item for May 14, 2025 meeting -- Peden
Wood Pellet Production special use permit on McLean Road
Importance: High

 
Please review the attached application that is scheduled for the May 14, 2025 Planning Commission
meeting. Please provide comments by April 25, 2025 to Dean Patterson and myself to have this
included as part of the staff report to the commissioners.
 
Diane Moyle
Administrative Assistant
planning-admin@churchillcountynv.gov
Public Works, Planning & Building Department
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TO: Churchitt County Ptanning Department

FROM: Linda Hottand, 1055 Rosewood Dr., Fatton

RE: Proposed Wood Peltet Processing Facitity at 1450 McLean Road

DATE: 9 May 2025

RECEIVED
MAY 0I 2l,25

Churchill County Public Works,
Planning & Building

First tet me state that the project description describing this as a conversion of a vacant grain handting
facitity is misteading. This property operated as a dairy for decades and quite possibty the grain stored
there was to feed the dairy cows not to package and sett. lt is a stretch to equate an industrial facitity that
processes cut trees or wood manufacturing by-products into pettets as a facil,ity for crop processing and

storage. Just because the shape of the wood pettets is simitar to animal feed pettets, the purpose and raw
materials used are not synonymous. Atso, the age of the existing sitos; conveying systems; and grain

bucket etevator to be repurposed to handte [umber by-products is concerning.

Many studies have been conducted as to the environmenta[ and heatth impacts of wood pettet

production facitities in the southern and eastern United States where this industry has protiferated. The

results do not lend themsetves to positive impacts upon the communities where this industry insists

upon buitding within ctose proximity to neighborhoods and homes. The studies found pottutants resutted

in thousands of tons of toxic heatth harming emissions that inctuded nitrogen oxide, votatite organic

compounds, btack carbon, ground-[eve[ ozone formation, known carcinogens, formatdehyde, dioxins,

acrotein, methanot, and potycyctic aromatic hydrocarbons. So, the adutts and chitdren living nearby

suffered significant heal,th probtems inctuding asthma, respiratory diseases, cardiovascutar diseases,

and even cancers. Atso of concern is the noise potlution from increased truck traffic to the facitity and

the 2417 operation of the hammer mitt. Sound tevel emissions can be 85-1 10 decibels which can resutt in

hearing, steep, and health disorders. The majority of respondents to these studies tiving within a hatf mile

or further reported dust and pottutants that timited outdoor activities. With significantty gusty winds

consistentty prevatent in Churchitl, County, the possibitity for far reaching drift of potlutants is highty

probabte.

This special use permit apptication must not be approved. The potl.ution that witl, be caused by the

particulates emitted from the wood pettet production facitity wil,t Linger in the soit, witl percotate to the

ground watel wit[ cottect on the vegetation that livestock wil.t eat, wit[ cottect on the produce coltected

from vegetabte gardens, witl infiltrate homes through windows and HVAC systems, witt troubte us with

noise and traffic, and witl affect our property vatues. We witl. breathe it, eat it, and absorb it. Protect our

community, our chitdren, our animats, and our property. This is not simitar to grain processing. This is

timber processing, and approva[ witl introduce a harmful industry into our rural and agricuttura[

surroundings.

Several years ago, Churchil,t County experienced a devastating cancer ctuster. Extensive testing and

studies coutd not pinpoint a specific and conctusive cause. We lost severat chitdren to the ravages of the

disease. The approval and the uttimate operation of a wood pettet processing facil.ity coutd lead to

serious heatth conditions, especiatty in vulnerabte poputations and chitdren. However, in these cases,

the cause can lead to onty one conctusion.

Thank you for your consideration, Linda Hotland
r
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IMPACTS OF WOOD PELLET PRODUCTION

TflI{AT ARE WOOD PEIIETS?

Wood pellets are formed from treeq cutdovyn
in the Southeastern US. The harvested
chipped, dried out, glound, and
which are burned to create electricity

HEATTH E QUATTTYOFTIFE IMPACTS

Impacted sleep hygrene which can lead
to other health issues.

WI{Y ARE WOOD PEIIETS AI'ID WOOD
PEIIET BIOMASS A PROBLEM?

WhiLe wood pellets are touted as carbon
neutral, scientists and conservation
groups raise concerns about these false
claims and impacts to communities and
the environment. Production involves
deforestation, with the American South
supplyrng the world's pellets to major
importers like Europe and the UK.

-c..

The process brings its ovvn set o$i*hlems, including
increased dust and noise pollulion'fnrrn tiut*s,
grinding equipment, and eitended faAg.ty operation,
along with a rise in harmful fine partigutate rnatter and
forest degradation.

Risk of cardiovascular disease,
respiratory illnesses, astltma, maternal
health issues, cErncer, and some
neurological disorders.

trir 't Communities are more susceptible to

"ef cHmate ctrange's negative impasts,

W{5 decreased photosynthesis,inctuding

*

flood water absorption, increased
rainfall, and less shade to protect
populations from rising temperatures.

-1 ,
-l^

{ Limited outdoor activities

Iack of indoor ventilation due to need to
keep windornrs closed

ENVTRONMENTAT IUSTTCE TMPACTS

frq,l Wood pellet facilities:rre 50% more
S f'P likely fo be cited in environmental
, i [.IF justice communities.

Eh i::*ffif,':ii*['#"'"H j.,il?ll'
JI fE" coTlqurlty- .-,,:: _

Siting an plantwithin l-mile
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CleanAIRE NC Health
urvwv. cleanairenc.org
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RESOURCES
Educate yourseHon the impacts of wood pellet
rnanufachrring in your community using
trusted sources of information such ?s:
o EPAorg
o DogwoodAlliance.org
o CleanAlREnc.org

of ahome can in an average _

t

c ean

and
not

granting
air quality permits.

For more inforrration, please

contact Daisha Wall at
daisha @ deanairenc. orgAIREffi
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RECEIVED
MAY 0I 2025

Churchill County Public Works,
Planning & Building

May 8, 2025

Planning Department

270 S Maine Street Suite

Falloh, NV, 89406

To Whom lt May Concern:

RE: WOOD PELLET PRODUCTION

My Concerns:

1. Air Quality - What would the impact be for the exiting residents across the canal, north

of this facility? What effect would the tiny particles have on the organically grown fruit

and vegetables grown by Lattin Farms? (l've included some research papers that were

given to me for your inspection.) (They may also have been submitted by others.)

There was a time many, many years ago when my friend who lived close to the River Bridge

called me and said, 'Joan, What are you going to do about Jernigan's Dairy? I said nothing

as there was a dairy there before I moved here to L22O Mc Lean Road, in about 1957. My

friends was complaining about the aroma put out by the dairy. The River Bridge is about a

mile from the projected Pellet site. So, would there be any odor created by this facility

which could reach one mile or more. Again, could the possible particles flow a mile from

the site?

2. Traffic - Mc Lean Road is already an "Unofficial Truck Route", my opinion. The projected

traffic into the Wood Pellet Plant would cause additional stress onto this already fairly,

heavily used road. When heading south on Mc Lean toward Lattin Farms, the bridge

across the canal is elevated and if you're driving a car you cannot see the driveway into

the Wood Site until you are on the bridge.



3. Sound - l'm concerned about the2417 noise to be caused by this facility. lt should be

noted that sound is intensified in this area during the summer due to the irrigation canal

being full of water. Currently there is some noise when Mr. Madole's people are "off-

loading" cattle at night. I can hear the sounds of cattle being moved and the occasional

sound of chains rattling. Also, many of us are retired and enjoy a quiet night's sleep.

4. Light - How will the light affect the nearby neighborhood? My personal experience is,

on occasion, Mr. Madole's workers deliver cattle to the feed lot across the canal from

me. When, it's dark they use a bright light for their work that I can see from my

bedroom window. I fortunately have "black out" curtains that I close to prevent the

light(s) from bothering me.

5. -Age of existing metal silos? Earl Jernigan, prior owner, has a daughter Rita who

graduated from Churchill County High School in 1978, The silo's were in existence then,

which makes them 47+ years old.

Respectf u lly,

'1 ru,
/

Joan Johnson

L22O Mc Lean Road

Falloo, NV 89406

775-2L7-77L3
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THIS IS TIMBER PROCESSING:

Wood pettet production facitities process cut trees orwood manufacturing
by-products by chipping, drying, grinding, and forming wood pettets.

HEALTH, ENVIRONMENTAL, AIR, AND NOISE

CONSEQUENCES: 3

According to a study conducted by the EPA: wood pel.tet facitities release
huge amounts of harmful. air poLtution, inctuding dust and hazardous
chemicats tike acrolein and methanot. More than 67 percent of peopte tiving
withing a hatf-mil.e of pettet mitts experience dust bvery day and a majority of
respondents, no matter how far they tive from the facitity, said air poLtution
and dust concerns prevent them from regutarty doing things outdoors.

Dust and air pottution cause significant heatth probl.ems for peopl.e tiving
nearby, inctuding asthma, respiratory diseases, and even cancers. ln four of
the five surveyed comrnunities, 86 percent of househotds reported at teast
one famity member diagnosed with a disease associated with pettet mitt
pottution.

The study atso found that peopte tiving near pettet mitts are atso forced to deat
with constant traffic and noise. Nearl.y 70 percent of famities tiving a hatf-mite
from wood pettet facil.ities reported daity traffic, and nearty 80 percent
reported daity noise that some described as.,loud booms,, and ..banging,,.

According to an articte by Science Direct: Wood pel.tet manufacturing
invotves processing ful.t green trees into dried pettets, a process that emits
significant amounts of btack carbon and votatite organic compounds (VOCs).
These emissions contribute to ground-teveI ozone formation, posing severe
heal.th risks. Particutarty alarming is the retease of toxic Potycyctic aromatic
hydrocarbons (PAHs) during wood preparation, which are known carcinogens.



The study concentrates on the emissions from the industry, specificatty noise

and particutate matter which potentiatty exceed the threshotds estabtished by

the Ctean Air Act by up to five times.

ln an articte publ.ished in The Jackson Advocate from research in conjunction
with Jackson State University, Brown University, and Tougatoo Cottege:

Researchers atso discovered that the time of day matters, identifying a spike

in pottution tevets during the night. Additional.ty...the team found that the

maximum concentration of air pottutants, especiatty in particutate matter and

totat votatite organic compounds, is a cause for concern.

ln comparing sound tevets being emitted from a pettet production facitity and

more distant communities, emissions are 1O-12 decibets higher-that 10

decibet difference is a doubting of perceived [oudness.

The researchers point out that vutnerabte poputations aho crritOren, in
particutar, are impacted by air pottution emitted from wood pettet production.

Proximity to these pl.ants is associated with a statisticaLty significant higher

risk of hospitatization for respiratory ittnesses and increased asthma-tike
symptoms in chitdren.

ln an article pubtished by Mongabay: Forest and air quatity advocates in the

United States have tong argued that manufacturing wood pettets from teveted

forests...is neither a green nor ctean ctimate sotutions...

A recent study in Renewable Energy...these facitities emit on average 2.8

times the amount of pottution as that emitted by traditionat fossit fuet facitities
Like oit and coat. A wide range of hazardous air pottutants are

emitted...incLuding particutate matter and dioxins that are harmfut to human
heal.th...

The study finds that thousands of tons of toxic, heaLth-harming air pottutants,

from nitrogen oxide to votatite organic compounds, are atso emitted in the
pe ttet-ma ki ng p rocess... Resea rche rs repo rt 55 h aza rdou s pottuta nts

cottectivety.



IN CONGLUSION:

This special use permit apptication must not be approved. The pottution that
witt be caused bythe particutates emited from the wood pettet production
facititywitt tinger in the soit, wil,t percotate to the ground water, witt cottect on
the vegetation that tivestock wil.t eat, witt cottect on the produce cou.ected
from vegetabte gardens, witl infittrate homes through windows and HVAC
systems, wil.t troubte us with noise and traffic, witt affect our propertyvatues.
We witt breathe it, eat it, and absorb it. Protect yoursel.ves and your chitdren
and your animats and your property by going to the Ptanning Commission
meeting on wednesday, May 14, at6 p.m. or submit your comments in
writing by5 p-m- on May 13 and toudty protest the approvat of this speciat use
permit. This is not simitar to grain processing. This is timber processing and
it's approvat witt introduce a harmfut industry into our ruraI and agricutturat
surroundings.

a



clean
AIRE ,Protect ing whot conn ects us
NC

o
o

IMPACTS OF WOOD PELLET PRODUCTION
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Wood pellets ;rre formed from trees, clrtdovun pfima{ly
in the Southeastern US. The harvested wood'is'then,...
ctripped, dried out, grorlnd, and compressed into pellets,
which are burned to create elecLriciryg4d heat-i i', ;

-. .. . ._l

WI{Y ARE \'\TOOD PEIIETS AIID WOOD
PEIIET BIOMASS A PROBTEM?

While wood pellets are touted as carbon
neutral, scientists and consenration
groups raise concerns about these false
claims and impacts to communities and
the environment. Production involves
deforestatioil, with the American South
supplyrng the world's pellets to major
importers Iike Europe and the UK.

The process brings its own set o$irobds, including
increased dust and noise pollution'from tiucks,
grinding equipment, and etrended fadility operation,
along with a rise in harmful fi;re parq.gulate rnatter and
forest degradation.

HEAT,TH S qUAHTYOFTIFE IMPACTS

hpacted sleep hyglene whictt can lead
to other health issues.

Risk of cardiovascular disease,

respiratory illnesses, asthma, maternal
health issues, cancer, Eultd sorne

neurologi cal disordere.

Communities are more susceptible to
clirnate change's negative impacts,
decrea s ed ph oto synthesis, in cludin g
flood water absorption, increased
rainfall, and less shade to Protect
populations from rising temperatures.
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Lirnited outdoor activities

I^ack of indoor ventilation due to need to
keep windows dosed

ENVTRONI{ENTAr. IUSTICE IMPACTS

Wood pellet facilities are 50% more
Iikely to be cited in environmental
justice communities.

Every single facility in Norttr Carolina
lies within an environmental justice
comrngrytr_ 
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Siting an plantwithin 1-mile
in an average _
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Educate yourseHon the impacts of wood pellet
manufachring in your corrmunity using
trrrsted sources of information such &s:
. EPAorg
o DogwoodAlliarnce.org
. CIeanAIREnc.org

CIeanAIRE NC Health
urvvw. cleanairenc.ofg
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thebe concerns granting
air quality permits.

For more information, please

contact Daisha Wall at
daisha @ deanairenc. org









RECEIVED
MAY 12 2025 :i May 9,2025

Churchill County public Works,
Planning & Building

Planning Commission
clo Diane Moyle
Public Works, Plannirg, and Building Department
270 South Main Street, Suite A
Fallon, NV 89406

Dear Planning Commissioners,

I am writing this lefer to docrrment my opposition to ttte re-classification of uses ftom "Timber
Processing and Stor4ge (mills, paper, plywood, etc.)" to "grain processing" for the wood pellet
manufacturing facility being proposed at 1450 Mclean Road. I moved to this area fully
accepting of its agricultural nature and its zoning forAgricultural District, A-5:

"This disrict is intended to preclude premature development of rural land on the fringes
of the urban area while protecting the environment and providing for large lot single-
family uses (five acre minimum) that may include agricultural uses. The purpose of this
disrict is for agricultural uses, with large lot single-family residences."

This re-classification request is just disguising the industrial nature of the intended development
and is in contradiction to the intent of the uses authorizedby the current zoning. My house on
Rosewood Drive is a stone's throw away from the old dairy and I would like to see the
agricultural nature of this area remain intacl Both the City of Fallon and Churchill County have

plenty of areas designated for industial development where this type of facility could be located.

I know there are existing facilities at the old dairy that could be utilized in the production of
wood pellets, but I dislike Mr. Peden tying to deliberately mislead residents of the county that
they are "existing county resources" in his letter to the Planning Commission dated 4110125.

This will have a negative impact on the environment and the health of the people that live in the
area that is zupposed to be protected by the current zoning. Wood pellet manufacturing plants

are known to release significant emissions, potentialty carsing respiratory i[ness, asthma and
other health issues. Noise pollution and increased naffic are also significant factors. I chose to
live in a rural area zoned for agriculfure to reduce these undesirable factors.



In his letter to the county, Alex Peden has contradicted himself in stating that he would start at

300lbs per hour but could increase to 1500lbs per hour. But then in the next paragraph, he states

that in reclassifring the use "it will be under the condition that the operation remains temporary

and is not intended for extensive expansion." I do not believe his intent is temporary or not to be

expanded.

I humbly request the Planning Commission deny this re-classification of uses and the Permit
Application for what is an obvious industrial use. Thank you for your consideration.

Sincerely,

Carl Lunderstadt
1205 Rosewood Drive
Fallon, NV 894A6



Caution: This email originated from outside of the Churchill County organization. Do not
click links or open attachments unless you recognize the sender and know the content is
safe. When in doubt, contact your IT Department.

From: Vicki Linton
To: Planning Admin
Subject: Opposition to SUP25-000011
Date: Tuesday, May 13, 2025 1:48:55 AM

Rividen, Inc
Rick Lattin
Dennis Lattin
Vicki Lattin
 
Dear Members of the Planning Commission,
 
I am Vicki Lattin representing Rividen Inc., which owns a significant portion of the property adjacent
to the proposed SUP25-000011 for establishment of a wood processing facility with the additional
application of wood being classified as a grain.  This letter represents the views of all the owners of
Rividen – Rick Lattin, Dennis Lattin, Vicki Lattin.
 
We oppose trying to call a wood pellet processing facility a crop processing facility.  We oppose the
reclassification of wood processing to grain processing in order to establish a wood pellet processing
facility. 
 
While we appreciate the applicant's desire to repurpose an unused facility, we believe this proposal
would be detrimental to our farm which has been in operation for over 100 years.  As the stewards
of this multi-generational farm, we are deeply concerned about the numerous risks such a facility
poses to our land, our livelihood, and the surrounding community.
 
Our farm specializes in alfalfa and row crop production, both of which are highly sensitive to changes
in air and water quality. The particulate matter and dust generated by a wood pellet operation could
significantly affect crop health and yields. Furthermore, the facility's operations could impact soil
conditions.
Another alarming issue is the potential for groundwater contamination. The introduction of
industrial chemicals, runoff, or improper waste management from the proposed facility could
irreversibly harm the quality of this vital resource.
 
The proposed noise mitigation to 85 decibels (dB) is substantially higher than the typical rural
ambient noise level, which generally ranges between 30 to 40 dB. An 85 dB noise level is not only
significantly louder but is also considered potentially harmful.  At this level, it can create a constant
disruptive environment.
 
The applicant stated that the area only occasionally has waterfowl and that loud operations would
be scheduled during normal business hours to minimize impacts. However, agricultural workers,
livestock and waterfowl do not adhere to normal business hours. Nesting waterfowl, including wood
ducks using nesting boxes installed by Bill Lattin before his passing, in partnership with the Nevada

mailto:vlinton@vlcmtech.com
mailto:planning-admin@churchillcountynv.gov


Waterfowl Association, may have their nesting behaviors disrupted by the noise. Given the proximity
of our farm to the proposed facility, such noise levels will be clearly audible, disruptive, and
potentially harmful.
 
Additionally, the impact on the bees placed on our property, is a concern. Bees are highly sensitive
to environmental changes, including noise.
 
In addition to the noise concerns, we are also worried about the potential for herbicide and pesticide
contamination in the sawdust processed by the facility. Sawdust sourced from treated or
contaminated wood is known to carry unsafe chemical residues, which may become airborne as
dust, or enter the soil and water.
 
Additionally, our farm hosts a seasonal fall festival that welcomes hundreds of visitors each year,
including school groups and families with young children. This long-standing tradition not only
supports our farm but also serves as an important educational and cultural experience for our
community. The presence of noise, air pollution, and dust from the wood pellet facility would
directly impact the health and enjoyment of our guests.
 
Beyond the specific impacts to our farm, allowing this facility t to proceed would set a dangerous
precedent for industrial development in an agricultural area. It would jeopardize the integrity of the
rural character of the area.
 
For these reasons, we respectfully urge the Planning Commission to deny SUP25-000011, the
reclassification of wood processing to grain processing in order to establish a wood pellet production
facility.
 
We ask that you prioritize the health, safety, and long-term sustainability of our agricultural
community over any short-term industrial interests.
 
Thank you for your attention and consideration.
 
Rick Lattin
Dennis Lattin
Vicki Lattin
Rividen, Inc.
vlinton@vlcm.com
 
 











From: St Ledger, Craig S CTR USN NAVSURFWARCEN COR CA (USA)
To: Planning
Subject: reply to special use permit request
Date: Thursday, May 08, 2025 8:12:58 AM

Sir,
It has come to my attention that a request has been made regarding a manufacturing permit
for the address 1450 McLean rd.
I am a nearby neighbor on Magnolia rd. and I am disturbed by the request. Such a
manufacturing plant in our area with the traffic, noise and smell will drive down our home
values. Will disrupt the traffic flow and create a dust hazard in our area. We have enough dust
and sand to contend with already. Having asthma and other health issues, my wife and I
already struggle to breathe when outdoors, with the cattle kept on that property. When we
bought our home in 2015, that property did not have cattle on it.
We have improved our home and our property, and if you allow this permit to go through, you
will be robbing us of our investment in our home, as well as our health and the quiet we have
enjoyed over the last several years. Please consider the lives you will affect when you make
the decision.  
Any questions you may have, I will gladly confer with you.
Thank you,
Craig St.Ledger
4128 Magnolia Rd.
775-428-2732
 

mailto:craig.s.stledger.ctr@us.navy.mil
mailto:Planning@churchillcountynv.gov




Caution: This email originated from outside of the Churchill County organization. Do not
click links or open attachments unless you recognize the sender and know the content is
safe. When in doubt, contact your IT Department.

From: Vicki Linton
To: Planning Admin
Subject: Opposition to SUP25-000011
Date: Tuesday, May 13, 2025 1:43:30 AM

Rividen, Inc.
Vicki Lattin
Acting President,  Rividen, Inc.
1955 McLean Road
Fallon, Nevada 89406
vlinton@vlcm.com
 
Churchill County Planning Commission
Fallon, Nevada 89406
 

Subject: Formal Objection to SUP25-000011 and the subsequent classification of wood
processing to be considered crop processing

Dear Members of the Planning Commission,
I am writing to formally object to the special use permit application SUP25-000011 for crop
processing and storage. I strongly oppose the reclassification of a wood processing facility as a crop
processing facility. This proposed classification is inconsistent with accepted definitions of
agricultural products and threatens the integrity of local zoning regulations.
Classifying a wood pellet processing facility as a grain processing operation is misleading and poses
serious health and safety risks. Grain is universally defined as the harvested seeds of grasses—such
as wheat, corn, rice, oats, and barley—and is considered a food-grade product. Wood, by contrast, is
a fibrous material derived from trees, unsuitable for consumption and fundamentally distinct from
grain. Misclassifying wood processing as grain processing contradicts scientific and agricultural
standards.
Allowing this reclassification could result in the facility bypassing essential safeguards—such as air
quality controls, noise mitigation, and groundwater protections—typically required for wood
processing operations. This poses a direct threat to public health, the environment, and the
character of our rural community.
I respectfully urge the Planning Commission to deny any attempt to classify a wood processing
facility as a grain processing facility. I also request that this letter be included in the official record for
any hearings related to this matter.
Thank you for your attention to this important issue. Please feel free to contact me if you require
further information or clarification.

 

Sincerely,

Vicki Lattin

mailto:vlinton@vlcmtech.com
mailto:planning-admin@churchillcountynv.gov
mailto:vlinton@vlcm.com


Rividen, Inc.
vlinton@vlcm.com
 

mailto:vlinton@vlcm.com


May 7, 2025 

Susan Wasley & Carla Hoyt 

4130 Bottom Road 

Fallon, NV  89406 

 

RE: WOOD PELLET PRODUCTION, Special Use Permit Application SUP25-000011/Alex Peden 

1450 McLean Road, Fallon NV  89406/Assessor’s Parcel Number 008-731-04. 

 

To Whom This Concerns: 

As property owners within the vicinity of the property in question and the proposed plan for a 

pellet manufacturing plant, we are writing to weigh in on this HIGHLY sensitive topic. To be sure 

this is a business with numerous red flags for all in close proximity! While we mean no ill 

towards Mr. Peden on his desire to establish this business, we are entirely sure this location is 

not a good fit on MANY levels. We have multiple concerns from environmental impact, to air 

quality, and even traffic studies. We started with some research! Environmental studies on 

wood pellet production reveal significant impacts on air quality, water quality, and ecosystems, 

particularly in and around communities where these facilities are located. The studies highlight 

the release of harmful pollutants, negative health effects, increased noise pollution and traffic 

issues. This type of business is generally not favorable to resident’s long-term health and the 

quality of established neighborhoods like ours.  

We, and I speak for many, are not a marginalized community of The City of Fallon. We do not 

want to breathe wood dust particulates 24/7. Not to mention the potential for chemical binders 

and polymers used in the heating and compression of pellets, and any other potential additives. 

My mother has chronic lung issues. She and my father moved here 22 years ago because the air 

was so much more conducive to her overall well being. Why would we agree to have this right 

compromised? This production seems better defined as an industry. It truly does not fit the 

description of an agriculture business. In fact it presents as one that would work against 

agriculture, not promote and ensure it. This area is zoned for agriculture and residential. As 

property owners that is what we agreed to and pay our taxes to protect.  

We are counting on our Commissioner to honor the validity of our concerns.  

Thank you in advance, Susan Wasley and Carla Hoyt 
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