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MINUTES OF THE CHURCHILL COUNTY PLANNING COMMISSION 
 

155 N. Taylor St., Fallon, NV 89406 
August 9, 2023 

 
1. Call to Order:  
The regular meeting of the Planning Commission was called to order at 7:00 p.m. on August 9, 
2023 by Chair Blakey. 
Present: Eric Blakey, Chair; Zack Bunyard, Member; Deanna Diehl, Member; Jeff Goings, 
Member; Mark Hyde, Member; and Paul Picotte, Member. 
Absent: Scott Nelson, Vice Chair 
Planning Staff Present:    Civil D.A. Staff Present: 
Chris Spross, Public Works Director   Joe Sanford, Deputy District Attorney 
Dean Patterson, Senior Planner 
Diane Moyle, Administrative Assistant 
Loreli LeBaron, Code Compliance Official 
 
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 August 3, 2023 at all of the locations listed on the agenda, in accordance with NRS 241 
and the Churchill County Code. 
 
5. Consideration and possible action re: Approval of Agenda as submitted or revised:  

Member Diehl moved to approve the agenda as submitted. Member Hyde 
seconded the motion which carried by unanimous vote (6-0). 

 
6. Verification of notification of all landowners in accordance with NRS and the Churchill 
County Consolidated Development Code: 
Chair Blakey 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.  July 12, 2023 Hearing  

Member Picotte moved to approve the July 12, 2023 minutes as written. Member 
Diehl seconded the motion and the decision carried by unanimous vote (6-0). 

 
8. Old Business 
A. Consideration and possible action re: A temporary use permit granted by the Board of County 

Commissioners to Ruth Miller for property located at 4810 Schindler Road, Assessor's Parcel 
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Number 006-292-48, consisting of 5.03 acres in the A-5 zoning district. The Board noted the 
expiration date for the permit as August 15, 2023, and the applicant provided an update that 
the elderly people that she has been allowing to live in an RV on the property still have not 
found a place to live.  

 Ruth Miller, 4810 Schindler Road, was available to speak regarding this application. 
 Director Spross stated that the original application for this temporary use permit was heard 
by this board on January 11, 2023. At that time, the applicant was requesting temporary quarters to 
allow acquaintances, who had no home to live in, to reside in an RV on the property. Michael Irby 
and Maryann Tinnemeyer had been renting, but the landlord had sold the property. They had been 
unable to find another place. They live in the RV and the applicant lives in the permanent home. 
This board denied the temporary use permit, so the applicant appealed to the Board of County 
Commissioners. The Board of County Commissioners granted a six-month temporary use permit, 
which expires on August 15, 2023. This is the application for that renewal. Director Spross said that 
he received an update from the Code Compliance Official and read it for the commissioners.  
 “Jackee Stewart with Social Services went out to the property on May 31st, spoke to Annie 
(RV occupant), provided her [with] an application for assistance, and offered to help Annie fill it 
out. Annie acted as though she had never been told there are issues with her and her husband living 
on the RV on the property. Annie told Jackee that Michael hasn’t been staying there and he likes to 
camp. Jackee has not heard from Annie or Michael since May 31, 2023. Social Services has not 
received the application for assistance from them to date. Jackee is still willing to help them. They 
just need to submit the application or make an appointment to get help to fill it out. 
 “Much progress has been made toward cleaning up the property. There is more progress to 
be had before the property is entirely cleaned up. [The] number of unlicensed, unregistered, 
inoperable, or junk motor vehicles has reduced. In April there were a total of four unlicensed, 
unregistered, unroadworthy vehicles, which is two more than is allowed by law.” 
 Chair Blakey asked if the applicant had anything to add to what has been said. Ms. Miller 
apologized and stated that they are not family. There is a point where she can’t do more than ask if 
things are going well and if there is anything that she can do to help them. She was not aware that 
they had not filed the application with Social Services. She remarked that they told her about two 
hours prior to the meeting that they believe they have a place in town; however, the landlord said 
that there are floors that needed to be refinished. She believes that it will be about two weeks before 
they are able to move in. She apologizes that they did not get their end of things completed. 
 Chair Blakey inquired if any of the commissioners had any questions or discussion. 
 Member Bunyard commented that he was at the meeting where they denied the application, 
which was appealed, and the Board of County Commissioners decided to approve the temporary use 
permit for six months. Ruth Miller concurred. Member Bunyard further inquired that the couple 
were supposed to be working on this from the time that the application was initiated, and Ms. Miller 
affirmed that to be accurate. He noted that there hasn’t been any action during the six months, 
which was part of the reason that he decided to deny the permit at the previous meeting. He believes 
that this confirms that the commission made the right decision in the beginning. Ruth Miller 
expressed her understanding and that the information provided by the Code Compliance Official 
was news to her. The couple had told her that for several of the different apartment complexes 
around town, that are based upon income, they ran into issues with wait lists. Also, that their income 
does not meet the three times the rent that is required. They led her to believe that they were 
working on their share of things.  
 Joseph Sanford, Deputy District Attorney—Civil, asked for clarification about her statement 
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that the couple has found a place to live, and that they would be moving out in two weeks. Ruth 
Miller remarked that she was told, about two hours before, that they have a place on, she believes, 
Virginia Street in town near Epworth Methodist. Their landlord does need to do some work before 
they can move in. She did request a specific move in date and, if at all possible, a copy of the signed 
rental agreement stating that date, so that she could have some proof that there is an end date in 
sight. They told her they would try to get that by Friday. Joseph Sanford, DDA, then inquired that 
assuming this is not renewed because this would only go to August 15, 2023, and they were able to 
move out in two weeks, how long would it take for her to remove the temporary RV from the 
property. Ruth Miller stated that the RV belongs to them, so if there is a date that it needs to be gone 
by, she will let them know that she has no choice, and that is the date that they need to find a new 
place to park it. She further shared that one of the inoperable vehicles on the property is their Jeep. 
She only has one other that should have been removed by now, and she is trying to find someone 
else who would haul it away for scrap.  
 Member Goings said that he is another member of the board that voted not to approve the 
permit. It appears, given what they have with this permit, that in two weeks these people should be 
gone as they have found a place to live, or are getting ready to move into this new place. He is 
almost apprehensive to extend this, even a little bit because they have been kicking the can down 
the road now for a little over six months, and there seems to be a little movement, but he thinks that 
it needs to be cleaned up and finished within the next two to three weeks.  
 Director Spross made a recommendation for the board to consider and clarify for Member 
Goings that they have not submitted an application with Social Services. Social Services is still 
prepared to help them, but they haven’t received anything yet. In terms of a possible consideration, 
it could be not to take action on this temporary use permit today, table it to the next meeting—a 
period of one month, and if at that time this issue is not resolved, then it would be denied. Chair 
Blakey also noted that if they deny it today, it stops on the 15th of August. He then asked if they are 
not gone by that time, it would fall under Code Compliance to finish making sure that they are off 
of the property. Director Spross confirmed that to be true, and he pointed out that a decision made 
by this board could once again be appealed to the Board of County Commissioners. The applicant 
would be able to apply to have an appeal or to overturn your decision. Code Enforcement has been 
working with the applicant on the balance of other things that needed to be done.  
 Chair Blakey asked if there was any public comment. There were none. 
 Chair Blakey called for a motion. 
 

Member Bunyard moved to table this item to the September 13, 2023 meeting. 
Member Diehl seconded the motion which carried by unanimous vote (6-0). 

 
 Chair Blakey told the applicant that this item would be placed on the agenda for the 
next meeting. 
B. Consideration and possible action re: A temporary use permit renewal application for 

temporary quarters during home construction filed by Keary Basford for property located at 
895 Howard Place, Assessor's Parcel Number 007-851-19, which originated 8/12/2020. Mr. 
Basford stated that since installing the septic system, he has been working on making the plans 
to submit a building permit & to pay the impact fees as soon as possible to the Building 
Department.  

 The applicant was not in attendance. 
 Director Spross shared that this application is for a renewal of a temporary use permit during 
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home construction. The original request for this was in August 2020, and the applicant has been 
before this board on several occasions. For the renewal, the department received the renewal 
application with a narrative on the progress, which stated, “After having the septic system put in, I 
have been working towards making up the house floor plans made to the county codes and have 
made up a plot plan also. My in-law “Steven” is a contractor and he is helping me by making up the 
plans to code. I intend to have them finished and all of them submitted and pay for the building 
permit and impact fees ASAP.” Director Spross further said that the department received a 
comment from the building department, and they have acknowledged that a building permit 
application was submitted on August 3, 2023. 
 Chair Blakey asked if any of the commissioners had any questions or discussion. 
 Member Bunyard verified that it is just the building permit that has been submitted since the 
last time that they approved a renewal because he believes that the septic was in just before the last 
renewal. Director Spross confirmed that to be accurate. He further stated for the commissioners’ 
information that this property is located directly north of the Navy fly zone. The Navy has shown 
some interest in purchasing this property, and he believes that Robin Schofield is at the meeting. 
They may wish to speak with her about any contact with Mr. Basford. 
 Chair Blakey invited Robin Schofield to come forward. Robin Schofield, Naval Air Station 
(NAS) Fallon Community Planning and Liaison Officer, 340 Winchester, confirmed that the Navy 
is interested in this property because it is just north of their properties, and the way their runway 
goes, this is the direction that planes take off. She has not had time to make contact with the owner 
yet, but they are interested. Chair Blakey questioned if she was aware of a timeline should she have 
direction to reach out to the property owner. Ms. Schofield replied that she would like to do that 
within the next two weeks.  
 Chair Blakey inquired if the property owner is local. It was discussed that he lives in the RV 
on the property.  
 Member Goings expressed curiosity about what interest the Navy has in this property—just 
as a buffer or something else. Robin Schofield wasn’t sure, and that’s where she needs to do a little 
bit more research on this. Does it have water rights associated with it? Is it agriculture land? If it is, 
they do have an agricultural program that they could lease it out for someone to cultivate it. If it 
doesn’t it could just become another property that they own and maintain for dust and noxious 
weeds. Dean Patterson remarked that during discussions with Mr. Basford he said that he does have 
water rights. He isn’t sure if he is farming the land currently; however, according to him, he does 
own water rights and could go into the Navy’s agricultural operations.  
 Member Hyde was bothered by the applicant not being at the meeting for this renewal. It 
sounds like this is a can that has been kicked down the road for a long time. He is leaning toward 
denying the renewal. 
 Director Spross expressed that the comments shared by Robin Schofield are more for 
informational purposes than for anything else. He wouldn’t want that to impact the commissioners’ 
decision one way or the other. It was just to let you know that there may be some future interest in 
that property.  
 Member Goings stated that along with Member Hyde’s comment he thinks that this has been 
since 2020 and in three years he has gotten a septic tank installed. He thinks that if Mr. Basford was 
really interested in moving forward, he would be doing so. 
 Member Diehl shared her thoughts that this originated in 2020, and now it is 2023 where 
they are just now getting their building permit. Director Spross affirmed this as accurate. He said 
that as part of the building permit there is a requirement to pay the impact fees in order to receive 
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the permit. Impact fees are considerable, and many times it takes effort to pool all of that together. 
He thinks that is part of the reason that they have seen some delays. This will be the third request 
for an extension since the original approval. Member Diehl asked if the impact fees have been paid 
at this time, and Director Spross answered that Mr. Basford has submitted his plans for review. 
Those fees would not be due until they came to pick up the building permit after its final review. He 
thinks that if someone is willing to submit their building permit, they have pooled together the funds 
to also be able to pick up the permit and pay the impact fees. Dean Patterson pointed out that Mr. 
Basford has installed septic, power, and a well. 
 Chair Blakey called for public comment. There were none. 
 Chair Blakey asked for any further comments; there being none he called for a motion. 
 

Member Goings moved to deny the renewal of the temporary use permit for 
temporary quarters during home construction at 895 Howard Place, Assessor’s 
Parcel Number 007-851-19. Member Hyde seconded the motion which carried 
by majority vote (5 in favor of denial and 1 against denial). 
 

C. Consideration and possible action re: Review of a special use permit that was previously 
granted to Paul & Tiffany Picotte for property located at 2030 Reno Highway, Assessor’s 
Parcel Number 008-361-56, in the C-2 zoning district. The Planning Commission required a 
review in one year to show progress on meeting the conditions of approval for the permit.  

 Paul Picotte, 645 Peaceful Way, was available to speak regarding this application, and he 
recused himself from this item. 
 Director Spross explained that this is the one-year review that was required when the special 
use permit was previously approved in order to ensure compliance with the conditions for approval. 
He met with Mr. Picotte and everything has been met with the exception of three items. One of 
those items is a six-foot screened fence, which is required at the rear of the parking lot to prevent 
people from not only exiting the facility, but also coming onto the property from the mobile home 
park that is behind this property. Another involves the urban street improvements along Highway 50 
needed to be completed or Mr. Picotte needed to put up a financial security in the form of a bond or 
certificate of deposit, or if he had documentation from the Nevada Department of Transportation 
(NDOT) that this work was being completed as part of a project that they are doing right now. The 
final one is a ten-foot street landscaping buffer that needs to be installed along Highway 50. 
 Paul Picotte explained that the fence in the back hasn’t been constructed yet because they 
are getting the entire back lot paved. If the elevation changes, it would change where the fence goes. 
He said that they have agreed to put some type of barrier across the back because they have 
concerns as well as the county does because they have constant traffic going through their lot from 
the trailer park. He didn’t think it would happen, but they do understand the need for at least a 
barrier. As soon as A & K Earthmovers comes through, which he believes will be within the next 
month or two, they will do the back parking lot when they do the road improvements at the front of 
the lot. There are some issues with drainage through this parcel that could change the elevation and 
affect the back parking area, so they want to do those first before installing the fence. He stated that 
he spoke with a guy from NDOT, who confirmed that they are planning to complete these road 
improvements at the front of the lot. NDOT has sent all of the elevation information over to their 
engineers. He doesn’t have a written letter, but he has called them to request something. The 
representatives that he spoke with didn’t have authority to issue anything. He then noted that once 
the road front improvements and drainage are done, he will be able to put in the landscape strip like 
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the one at Sonic. It will be some dry landscape in there with some stones and make it look good.  
 Chair Blakey asked if any of the commissioners had any questions or discussion. 
 Member Hyde inquired about the barriers Mr. Picotte mentioned at the back. He noted that 
the property west of his is owned by Jesse Segura and questioned if he was doing the same thing. 
Paul Picotte confirmed that for everything they are doing on the property they are just going to split 
the costs. The fence will be all one fence going across the entire back of the properties. The front 
will also be mirrored. They had an engineering drawing done by Lumos & Associates, and they 
came up with a single driveway that goes through the middle and then splits off to each property. 
Jesse Segura is going to split the cost of this as well in the worst case scenario that NDOT ever 
denied the build, then they would complete the road front improvements, which was estimated at 
$52,000. They are both hoping that NDOT includes the work with their project scope. 
 Member Goings verified that the barriers that Mr. Picotte will have A & K Earthmovers put 
up will extend across the back of both properties, so that the whole back end will be covered. Paul 
Picotte agreed that it would because it has turned into a highway between the two businesses.  
 Member Hyde brought up this discussion regarding NDOT and the need to post a bond or 
having something from NDOT that is imminent. He confirmed that Mr. Picotte has reached out to 
them, and they haven’t responded. He questioned what the next move is related to the road front 
improvements. Paul Picotte is hoping to get a better contact to get in touch with because the 
gentleman that was onsite isn’t the one that could give any written authorization. He believes that he 
needs to get with the engineers. He pointed out that the improvements will be like those that were 
completed on the other side of the road from the corner of Allen Road to the corner of Casey Road.  
 Director Spross added this is kind of unique in that typically to record a parcel split with the 
county, you either have to perform the improvements or bond them. For reasons of a financial 
nature, Mr. Picotte approached the Board of County Commissioners to get some reprieve. The 
Board approved allowing Mr. Picotte to record the map and then gave four months to provide that 
bond. The reason that this is important is because the four months is set to expire in the next week 
or two. This is why he has been trying to encourage either getting something from NDOT, which 
would alleviate that requirement for the bond, and without that it puts Mr. Picotte in a tough 
position as the Board had put the four month, or 120 days, deadline on that. Paul Picotte replied that 
if they cannot get something in writing from NDOT, they will probably put a CD (certificate of 
deposit) up as financial security. He had gone to do the bond paperwork, and initializing a bond is 
really difficult, and you end up having to pay $1,500 just to do the bond, which is not reimbursed. 
He can make a CD for the whole amount and let it sit with the county. After the road front 
improvements have been completed by NDOT, then they will get that money back. In the case that 
NDOT doesn’t follow through with the improvements, they will use that money to make the 
improvements. Chair Blakey clarified that Mr. Picotte is waiting to see if NDOT will include their 
improvements within the project of Highway 50, and once they give their response, that is when he 
will fund the project and move forward if it isn’t included, and Paul Picotte agreed. Chair Blakey 
inquired what a realistic timeline to get the answer from NDOT, pave the back parking lot, put the 
fence up, and so on? What would be doable? Paul Picotte restated that he has to comply with either 
getting the CD or something in writing from NDOT by the established deadline from the Board. As 
far as the improvements to the back of the properties, he proposes putting some barriers across there 
as soon as possible. There was a fence there previously; however, when they hooked up to the water 
and sewer for the county, they had to remove the fencing, which was falling over and not in any 
condition to reuse. They are committed to installing a new fence, but they would like to wait until A 
& K Earthmovers can pave the back parking lot. Chair Blakey asked if within 60 days they would 
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be able to have an answer from NDOT and would have the barriers in place. Mr. Picotte responded 
that he will either have something from NDOT or some type of financial guarantee in place by the 
deadline given by the Board of County Commissioners, and he can have some type of barrier in the 
back. He has also called and left a message with a fence company. Maybe they could put up some 
chain link fencing up as a temporary barrier until they can install their permanent fencing. Chair 
Blakey inquired if he could have all of that accomplished by the 120 day deadline given by the 
Board, and there was discussion that the deadline is upon us at this time. Member Goings confirmed 
that the 120 day deadline given by the Board is something that Mr. Picotte must meet for the road 
front improvements, and he must complete that portion of the requirements as soon as possible. 
What they are considering is what kind of a timeline could be expected for the improvements in the 
back of the property. Paul Picotte hopes that NDOT will send him a copy of their proposed 
improvements related to the current project within days, which would save them over $20,000 each. 
Regarding the fence, they are just waiting for A & K Earthmovers to do the paving. In the interim 
he has no objection to putting barriers up. He just wants to find something decent looking. Member 
Goings commented that this is really what they are looking to have done rather quickly to stop the 
flow of traffic until they can get the fencing done. Paul Picotte believes that he can get the barriers 
in place by the end of the month.  
 Director Spross suggested that the commission could table this for one month, which would 
give Mr. Picotte 30 days to take care of putting the barriers in and have some type of written 
correspondence from NDOT or have the financial security in place, or they could determine a 
timeframe of 30, 60 or 90 days, or whatever they feel comfortable with, to complete these items. 
Paul Picotte mentioned that this has been a process of about two years with getting the buildings 
brought up to code, splitting the property, hooking up to the county water and sewer, etc. They were 
finally able to open the brewery about two and a half months ago, so they finally got to the point of 
opening the building up, and it is doing good at sustaining itself. They are continuing the 
improvements. They want the front of the buildings to look good. They’ve put a substantial amount 
of money into that building to make it what it needs to be for being right in the middle of Fallon.  
 Chair Blakey called for public comment. There were none. 
 Chair Blakey asked for any further comments; there being none he called for a motion. 
 

Member Bunyard moved to table this item to the meeting on September 13, 
2023. Member Goings seconded the motion, which carried by unanimous vote 
(5-0 with Member Picotte recused). 

 
 Dean Patterson confirmed that the bond or CD or letter from NDOT will be resolved pretty 
quickly, and the barriers will be installed soon. This leaves the fence being installed after the 
paving, and he asked Mr. Picotte if he knew approximately when that might happen. Paul Picotte 
said that A & K Earthmovers will pave the back lot when they do the road in front of their building 
in the next few weeks. Dean Patterson then remarked that it is possible that could be done within the 
month as well.  
 
9. Public Hearings: 
A.  Consideration and possible action re: A temporary use permit for temporary quarters during 

home construction filed by Shawn & Casey Reich for property located at 4886 Oran Road, 
Assessor's Parcel Number 006-292-74, consisting of 5.0 acres in the A-5 zoning district. The 
applicants propose to reside in the RV while they are constructing the primary dwelling on the 
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property.  
Shawn & Casey Reich, 4886 Oran Road, were available to speak regarding this application. 
Director Spross summarized the application from the Staff Report. The applicants are 

requesting a temporary use permit for temporary quarters for home construction to place a 
recreational vehicle (RV) on the property during the construction of the home. The property has 
some construction done already, and the RV is already onsite. The application didn’t give a year for 
the RV unit. The application indicates that utility services are present on the property since a 
foundation had already been installed for a house. The RV will be regularly used and moved for 
travel at times during the year. The RV will be maintained as a self-sufficient unit. The application 
proposes less-permanent service connections, more similar to an RV park than other similar TUP 
proposals. He noted that this may not be acceptable to the Building Department for long term use, 
and service connection upgrades may be required. He stated that temporary living quarters may be 
permitted as long as they are parked on the same parcel of land and utilized as a temporary 
residence during the construction. The temporary use permit shall be subject to yearly renewals and 
shall terminate upon expiration of the building permit or within thirty (30) days of the issuance of a 
certificate of occupancy. Each yearly renewal will require evidence of substantial progress toward 
the construction. The site of the proposed RV is on the same lot as the new home. Any RV, 
including pop-outs, must meet a 5-foot setback from the property line, which is currently met. The 
conditions of approval will require obtaining all necessary building permits and RV setup permits. 
This permit will require annual review if not completed within the first year. If no progress is made 
before the annual renewal, the Planning Commission might not renew the permit. He read the letter 
received from the Building Department, which outlined the requirements. He also received 
information that the septic system was installed, inspected, and approved on August 9, 2022, and 
this is the only permit application received in the building department.  

Director Spross also read into the record a letter that was provided by a neighbor that listed 
concerns regarding a lack of construction during the time that they have been living on the property 
for about three years. They indicated they were opposed to approval of this permit unless a building 
permit and financing were in place and for a period of only one year. They also stated that there has 
been an accumulation of vehicles that are not operable, and the only fencing has been some fabric. 
This is an eyesore and brings down the property values of neighboring lands. Mr. Reich inquired 
about the name of the individual, and Director Spross indicated that he doesn’t have an obligation to 
disclose that information. There was some discussion about this situation, and Shawn Reich said 
that when he spoke to Mr. Patterson, he was assured that the county is concerned about what 
happens now and not what has happened in the past. He informed that the foundation that is there 
was put in before they purchased the property, and it appeared from the date written into the 
concrete that it was put there in 2006. He continued sharing the history of them obtaining the 
property and said that they have money to build. They spent a lot of money on engineered plans for 
the house to go on that foundation; however, with the explosion of costs with building materials, 
they have had to reconsider the size of home they want to build there. He commented that they had 
planned to put a manufactured home there, but then they found out that there are certain restrictions 
in place that require it to be a stick built home and a specific minimum square footage. If that hadn’t 
been in place, they would already have a home there and living in it. He remarked further about the 
junk cars saying that there are two cars that don’t run. He likes to work on old cars and fix them, 
and then he pointed out the old junk on the neighbor’s properties. Mr. Reich was upset by the fact 
that his neighbors were being critical. Chair Blakey asked Shawn Reich to calm down and 
explained that he is not being called out. The public has a right to write a letter, and that letter has a 
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right to be read into the record. Comments made regarding an item are taken into consideration, as 
well as comments made by the applicant and staff. They listen to the facts that pertain to the 
application and make their decision based on those things. We do not need to know about your 
house plans just yet. The commission needs to know about the process you are taking, the speed of 
things, and how you are going to do things. This is what they are concerned with at this moment. 
Casey Reich stated that based upon the fact that the foundation was there when they bought the 
property it is a lot harder in order to get funding to help with the rest of the financial aspect of what 
they would need to finish the house. Nobody will loan where there is already a foundation. They 
were told that they could use it if they could get an architect to write it up and approve it. It is a long 
process. They are redrawing the plans and making it smaller; it is not going to be the 4,200 square 
foot, two-story monstrosity that Mr. Polk had originally planned. They have already remade the 
plans once, and are getting them redone again because of the financial aspect of it. Mrs. Reich 
remarked that they had spoken to some neighbors about buying the property; however, they have 
not received any offers. As far as the vehicles are concerned, they restore and refurbish classic and 
antique automobiles. She pointed out on the aerial photograph displayed on the screen that all of 
them are lined up in a row and everything has all of the parts attached. There are only two of them 
that are not running or registered. Chair Blakey told them that the commission understands and that 
the vehicles are not pertinent to the permit application.  

Member Goings stated that the applicants are here for a temporary use permit for the 
motorhome, and that is what they are looking at tonight. Regarding the rest of the stuff, they need to 
make sure that they are compliant with the codes, but the commissioners are only considering the 
application tonight. Mrs. Reich commented that when they see several of their neighbors in 
attendance, they feel like they are being attacked, which makes them feel very uncomfortable. Chair 
Blakey expressed understanding and informed that everyone has a right to be here. He reiterated 
that the commission is considering their application to reside in their motorhome while they 
construct a home.  

Dean Patterson questioned how long the Reichs thought that it would take to build the home, 
and if they could also share the steps they plan to take to reach that goal and timeline for those 
steps. Shawn Reich responded that the code says to make significant progress and with the way that 
everything has been going, if they get a start date, he believes that they could have it framed and 
sealed within a year. Having a certificate of occupancy within a year as an owner-builder would be 
unrealistic. He can guarantee significant improvement. The pricing sheet is already done. If he has 
to, he will take all of the money that they have saved to build this house and buy another property. 
Then that property will go right back into disrepair like it was. It was a junk pile when they bought 
it. Chair Blakey tried to bring Mr. Reich back to the question that was asked, and he said that Mr. 
Reich had said that he could have it under a roof within one year. Shawn Reich responded that was 
correct. Chair Blakey inquired if there was a septic on the property, and Mr. Reich replied that there 
was a well, a septic system, and power on the property when they bought it.  

Director Spross noted that staff is making a recommendation to approve this permit under 
the following conditions: 
1. The temporary quarters must comply with Churchill County Code. 
2. All required Building Department approvals and safety certificates must be obtained: 

a. Water, sewer, and power services that are acceptable to the Building Department shall be 
provided to the temporary quarters. 
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b. Any Setup Permit necessary for the setup of the temporary quarters must be obtained along 
with any required inspections of water, septic and electrical connections of connecting to a 
service.   

c. All necessary permits for home construction must be obtained. 
3. The temporary quarters must use temporary construction practices. It may not be placed on a 

permanent foundation. No manufactured homes may be used as a temporary residence while 
constructing a home. 

4. This temporary use permit is subject to annual renewal. The applicant must show substantial 
progress of home construction during the annual review hearing. 

5. Once home construction is complete enough to allow habitation, the RV must be disconnected 
from sewer/water/electric services and made lawful at its subsequent location. 

 Chair Blakey asked if any of the commissioners had any questions or discussion. 
 Member Diehl asked if the RV is connected to the electricity, water, and septic system. 
Shawn Reich answered that they are in and out due to having older parents, and they spend their 
time between here and Lovelock. They use their RV for this travel. As he understands what was 
said that once they get this permit, it will have to be hooked up permanently. Member Diehl verified 
that when they start using this as a residence on the property, it will be hooked up to the utilities, 
and Mr. Reich agreed. Member Diehl further inquired if they would get the inspections by the 
building department as required, Mr. Reich agreed. Casey Reich pointed out in the application to 
the page of photos, they show a list of all of the utilities that are onsite and where everything is 
located as a reference. Member Diehl questioned if they have gotten any of the building permits yet, 
and the Reichs said that they are waiting for the plans for the smaller home. Now that the prices for 
construction materials is coming down, Mr. Reich hopes that they can meet in the middle on the 
financing for the build. He pointed out that a large portion of the house plans is for a garage. This 
will help with the situation regarding the vehicles because they will mostly be inside the garages.  
 Member Goings wanted to make sure that the applicants understood the conditions that 
Director Spross read and accept these requirements. Shawn Reich answered in the affirmative.  
 Member Bunyard inquired how long the applicants have been at the property. Mr. Reich 
responded that they closed escrow in 2021. Member Bunyard asked if they’ve been living there in 
the motorhome since then. Shawn Reich replied that they purchased it in the height of COVID, and 
he couldn’t even get anyone on the phone. He had a lot of questions about the existing utilities and 
such. They have been there a while, off and on, but it hasn’t been three years solid like the neighbor 
said. Member Bunyard then questioned what made them come in to get the temporary use permit 
now. Shawn Reich remarked that they were accidentally notified because a letter had been sent 
addressed to Mr. Polk. They got a letter from the Public Works Department saying that they were 
not in compliance with the county code, and they have been working with Loreli LeBaron, Code 
Compliance Official, and Dean Patterson regarding the situation. They were informed that they 
needed to apply for this permit. Loreli LeBaron, who was attending the meeting via Go To Meeting, 
stated that she was available for any questions.  
 Chair Blakey called for public comment. 
 Roxanne Mondhink, 5176 Oran Road, noted that the property was purchased by the 
applicants as of November 2020, and they have lived in an RV on this parcel since that time. The 
neighbors were excited to see someone cleaning up the property, and she had hoped that they 
would have completed construction of a residence prior to this time; however, it has been three 
years and there has been no indication that the Reichs will be building in the near future. She thinks 
that if they are allowed to continue to live there as it is, this will be a situation of “kicking the can 
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down the road.” There are a lot of vehicles, and, regardless of the status of those vehicles, it is an 
eyesore to this area. This subdivision has beautiful custom homes that are well maintained, and this 
property is the first one that people see when they enter the area. It is subject to CC&Rs 
(Covenants, Conditions, and Restrictions), and she understands that the county does not enforce 
these private agreements. She hopes that the Reichs take these into consideration while they are 
decreasing the size of the home to ensure that they meet the size requirements. None of the 
neighbors have sought to enforce the restrictions up to this point, but they do have a right to seek 
legal action should these not be met. The neighbors would like to see the Reichs proceed with 
construction of the home, but have lost hope that it will happen. She is afraid that their temporary 
residence has become permanent. She does not agree that the Reichs have been in and out with the 
RV because she hasn’t seen it move from the lot. Mrs. Mondhink wishes them luck if they do 
proceed with construction. 
 Troy Peek, 4928 Oran Road, stated that he just recently finished building his house right 
next to this property. He has owned his lot for almost two years, and he agrees with Mrs. Mondhink 
that during the time that he has owned his property, he has not seen the RV move from the subject 
property. This property has become an eyesore. He bought in this subdivision because he wanted a 
nice place to build his home. When he first met the Reichs and listened to the talk of the new house, 
they approached him about buying the property because they said that they had a set of engineered 
plans. He wonders whether an engineer has “bought off” on the foundation that exists on the 
property. The foundation has sat so long, and he deals with construction as it is his line of work. He 
doesn’t think that the foundation is a good one to build on, and he doesn’t think that an engineer 
will sign off on it. An architect can come up with a set of plans; however, an engineer must approve 
them. He thinks that these are some questions that need to be answered in order to determine a 
realistic timeframe for when the Reichs can actually build. The neighbors hope that they do build 
the house, but it has been so many years with no progress.  
 Vicki Jones, 3870 Red Mountain Road, which abuts the back end of the subject property. 
She remarked that the letter that was read into the record was not from everybody in that 
neighborhood, and she certainly had no knowledge of it. Her concern is related to the fact that she 
bought her property in 2017 because it was an upscale neighborhood. She took her time checking 
things out to ensure that her investment would be upheld by the larger homes in the area. She 
pointed out that people do this so that the value of their investments would remain in good 
standing. She has found it disheartening that people have purchased property and show no signs 
that they will construct a home to improve the value of the lot and maintain the same standards as 
the homes around them, and the Reichs have been there for about three years that she is aware. She 
would suggest that if the Reichs have not gotten their building permit within three months, they 
will not build within a year. It takes a good seven to twelve months to get a house done, and she 
would think that the Planning Commission could consider tabling this for 90 days to give them 
time to get their permits to show that there is going to be progress made within a year, or they will 
just be back here next year having the same conversations.  
 Chair Blakey asked if the applicants had anything further to add, and said that the comments 
regarding the structural integrity of the foundation is not an area of the code where the Planning 
Commission has jurisdiction. The Reichs had nothing further to add regarding the permit 
application. 
 Member Goings addressed the public concern by stating that this is the beginning of a 
timeline. There has been no timeline up to this point. If the Planning Commission grants this 
permit, it comes with a one year renewal, and it requires them to have all of these things in place 
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within that period of time. Then it comes back to this commission for review again in a year. This 
may be the spot where the neighbors want the applicants to be, a starting point to begin 
construction of a permanent residence. We have to start somewhere, and then there is a timeline. 
Now they would have some repercussions that could be implemented should the conditions not be 
met. 
 Member Bunyard asked for clarification from staff that this was as a result of code 
enforcement, and Director Spross believes that it was. Loreli LeBaron agreed that this came about 
as a code compliance enforcement case. From the time they were contacted the Reichs have been 
very willing to participate in the process to do what is needed to get into compliance. They have 
expressed the hardships that have occurred along the way. We have drafted a code compliance 
agreement to deal with the other things that do not pertain to the temporary use permit. She does 
understand the neighbors’ concerns due to the length of time that it is taking for the Reichs to build 
a home. She thanked the commissioner for bringing up that this is the beginning of a timeline, so 
she feels that this could be the beginning of that clock to get the Reichs motivated to move in the 
right direction.  
 Chair Blakey verified with the applicants that based upon the decision of the Planning 
Commission there are consequences either way and there are requirements that will need to be met 
should they approve the application, and Shawn Reich confirmed that they do. Chair Blakey 
instructed them to continue to work with the planning office to make sure that they totally 
understand what needs to happen.  
 Member Hyde questioned, due to the length of time this matter has been going on, would it 
be wise or permissible for them to put in some timeframes that would be less than one year to 
accomplish certain things. He explained that he doesn’t want another year to go by and possibly no 
progress be made toward the requirements.  Director Spross stated that Joseph Sanford would be 
the best person to answer the question regarding their authority; however, he has not seen the 
commission approve a first time permit for a time less than twelve months. On a renewal, the 
commission has approved less time, based on progress. Joseph Sanford, DDA-Civil, remarked that 
commissioners can put timelines on conditions related to what you want to see on the permit, but 
the permit would have to be for a one-year period that is set forth in the code. You could add 
guidelines or requirements for things to be done in a certain period of time, such as building plans 
must be submitted to the building department within three months or something along those lines. 
If it isn’t followed, the consequence wouldn’t really come up until the yearly renewal period, and 
that would be considered as evidence when it comes to that hearing to say that maybe things are not 
being completed in the time period that the commission had asked. The enforcement procedure 
would not be to revoke the permit; it would just be considered as evidence at the renewal hearing. 
 

Member Goings, 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 16.08.070(B)4 regarding a 
Temporary Use Permit for Temporary Quarters for Home Construction, as 
described in the Staff Report. Member Picotte seconded the motion and the 
decision carried by unanimous vote (6-0). 
  
Member Picotte, based on the previously adopted findings made for this project, 
moved to approve the Temporary Use Permit application for Shawn & Casey 
Reich to establish a Temporary Quarters for Home Construction 4886 Oran 
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Road (APN 006-292-74). This approval is subject to conditions, as listed in the 
Staff Report. Member Diehl seconded the motion and the decision carried by 
unanimous vote (6-0). 

 
 Chair Blakey advised that there is a ten-day appeal period and to contact the department for 
further permitting procedures. The Reichs were provided a copy of the letter from the Building 
Department and told that the other list of conditions were provided in the staff report, which was 
mailed to them prior to the meeting. 
 
B.  Consideration and possible action re: A special use permit application for an 

Explosion/Combustion Testing Facility filed by Pallas Industries, Inc., for property located 
northeast of Hazen, Assessor's Parcel Number 009-291-09, consisting of 640 acres in the RR-
20 zoning district. The applicant proposes to develop, build, and test rocket engines using 
ground testing methods (not flight testing).  

Sean Pitt and Jacob Sweers, 737 Lairport Street, El Segundo, CA, were available to speak 
regarding this application. 

Director Spross gave a summary of the application from the staff report. This property is 
owned by Forty Mile Desert, LLC, and is currently under contract for purchase by Tolas 
Development Company. Tolas has been working with Pallas Industries to lease the site for rocket 
testing, but if the sale falls through, a new agreement will be needed. The facility is proposed in a 
remote location northeast of Hazen, and this creates challenges that less remote sites do not have 
and requires other tasks to be completed besides this special use permit application. The first would 
be a property zoning designation change. The proposed use is listed in the land use table as only 
allowed in the Industrial zoning district; therefore, this site must be rezoned to Industrial before the 
storage containers are in place and onsite operations begin. The second is a conforming legal 
address. The property is located along a power transmission line that has a dirt and gravel road in 
decent shape, but its legal access is unclear and needs to be corrected. The application provides a 
detailed description of the project, and the applicant proposes this facility for developing new rocket 
motors and ground testing them on fixed mounting. Flight testing will take place elsewhere. He 
shared more information about the motors, fuel, site plans and development, and Fire Protection 
Report for the proposed use as described in the staff report.  

Director Spross stated that the operation compounds are located between two roads at the 
south end of the very large property, which is 640 acres. One road is the powerline road that 
provides straightforward physical access for the four miles or so to Hazen. The legal access for the 
facility is unclear. The other road separates from the powerline road near the south property line and 
follows a curving two and a half mile arc mostly through the Tolas property and rejoins the 
powerline road on the other end. The proposed sites take access on this road a short distance from 
the south property line.  

Sean Pitt shared a presentation regarding their company and what they do. He explained that 
due to a trademark issue, they have changed their name to Castelion. This is a startup company 
founded by three former Space X employees, which is the launch company owned by Elon Musk, to 
address the need in the country for a low cost defense manufacturing. They see, especially with the 
rise of authoritarian powers around the world, the critical nature of the US to be able to develop 
defense hardware more quickly and cost effectively as Space X has been able to do in the 
commercial space launch market. He included information about their mission and goals, the 
facility and its location, the sizes of rockets and fuel components, and how their operation would 
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work. They chose the remote location specifically to mitigate some of the effects that their testing 
could cause and to ensure that the community is not adversely impacted by their presence. They will 
not be conducting flight testing at this location, which would only be permitted under a flight 
waiver through the FAA (Federal Aviation Administration). They have other sites that are more 
remote in Nevada and California that are approved for that use. They are also considering federal 
ranges in the future like Vandenburg Space Force Base that they used for launching while employed 
at Space X. Castelion will use the shipping container type design for manufacturing the product to 
show that a large investment in developing a manufacturing facility will not be required to produce 
their defense hardware. They shared information about the type of propellant that they use, what 
would be onsite at the facility, and informed that they have been in contact with the Fire Marshal 
and Sheriff regarding the Fire Protection Plan and Emergency Response Plan. Castelion will 
continue to work with them toward the final plan and will comply with all federal, state, and local 
permits required for the facility.  

Sean Pitt stated that while they were reviewing the staff report and recommended conditions 
for the special use permit, they agree with the majority of them. They request a change to Condition 
6.b. related to the size of the rockets. The physical size of the motor is irrelevant for the purposes of 
what type of noise or exhaust that is made. The primary concern should be regarding the amount of 
propellant that exists. If the permit is approved, they request that 6.b. is altered to exclusively 
address a 1,000 pound limit on the amount of propellant, not the size of the vehicle, which they 
want to be able to alter to have optimum performance for this type of system. 
 Director Spross went over the findings required for the permit and explained how they met, 
exceeded, or could mitigate in order to meet these criteria. This information was from the staff 
report. Regarding compatibility with the surrounding uses, it was noted that other uses could be 
placed right next to these compounds, which would be unsafe and incompatible, and would place 
the burden of separation on the other users. Staff recommends that the applicant be required to hold 
control of at least 20 acres surrounding the facility through lease or purchase. As stated previously, 
the proposed use is prohibited in the RR-20 zoning district; however, if the property is rezoned to 
Industrial, it could be permitted. The applicant has been made aware of that and are proceeding 
with that depending upon the outcome of this hearing. The department received comments from 
NV Energy stating that they do not believe there will be any adverse impacts on their existing 
power line. Legal and physical access was mentioned previously. Physical access must meet at a 
minimum fire truck accessibility standards and the roads noted generally meet those requirements; 
however, there are some places that have some water damage or drainage problems that could 
affect fire truck access, so staff recommends that the applicant work with the road supervisor to 
inventory these places and determine a solution for correcting them. Legal access means a 
continuous chain of easements reaching to a publicly maintained road. The lack of legal access is 
the primary reason that no development takes place in the area north of Hazen, as well as other 
parts of the county. The best option is to approach other private property owners to add road access 
adjacent to the transmission line route. Staff recommends that this be accomplished within six 
months, providing time to do so is acceptable since the site is mainly developed with removable, 
portable facilities that can easily be removed in a worst case scenario. Director Spross stated that he 
knows that the current property owner is in contact with two other private property owners to 
establish some easements to maintain full legal access. There are some concerns and requirements 
related to the water and restroom facilities for the site. It is recommended that permanent facilities 
be installed on site within six months during which time temporary facilities can be used during the 
state permitting delays and construction times. The applicant will also need to meet the ADA 
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(Americans with Disabilities Act) requirements throughout the facility. Director Spross spoke 
regarding the Fire and Emergency Protection Plan and stated that staff recommends that the plan be 
completed to include requirements from the Fire Marshal and Sheriff, and these should also address 
the access roads as mentioned previously, tanks for onsite water storage for firefighting use, and so 
forth. This plan should also be updated as deemed necessary by the Fire and Sheriff departments to 
address all issues now and in the future. Because of the uncertainty of fully understanding the 
consequences of a facility like this, staff recommends that the county reserve the right to require 
modifications to the facility for specific issues: improvements to the sound barrier, increasing the 
area of control of land surrounding the facility, establishing to weather limits on testing, requiring 
mitigation of exhaust impacts on the transmission lines (such as adding coatings), and requiring 
alteration to the access road or its closure practices during testing. Another impact to be mitigated 
is related to the maintenance of the roads used to access the facility. Director Spross noted some 
potential impact issues from the facility: loud rocket testing  noise, rocket exhaust that could affect 
NAS (Naval Air Station)-Fallon and other FAA flights, light that could emanate from the facility at 
night, and handling and storage of hazardous and dangerous substances. Most of these may be able 
to be mitigated by the applicant.  
 Director Spross remarked that the department received a letter from the Building 
Department. He didn’t read it into the record; however, he provided a copy to the applicant. A copy 
of the letter is included with the application. After spending extensive time with the applicant and 
researching varies media, staff recommends approval with the following conditions: 
1. Placement of storage containers and facility operations are prohibited until the property has 

been rezoned to Industrial. Grading, ground surfacing, concrete work, and fence building may 
proceed before approval of the rezone. 

2. This permit is subject to review by the Planning Commission in 6 months for compliance with 
conditions of approval and code requirements. Thereafter, reviews shall be conducted annually 
from the date of approval until such time as the Planning Commission deems that they are not 
needed. 

3. Within 6 months of permit approval: 
a. Legal and physical access shall be obtained, and documentation provided to the Director.  
b. A permanent restroom and office shall be provided at the facility that meets building code 

and state law requirements. This includes any commercial septic system installation. This 
does not prevent the Building Official from implementing Certificate of Occupancy 
requirements. 

4. Within 3 months, if the transmission line road is used for access, places with questionable 
passage for fire trucks in wet weather shall be improved. If improvements are not completed on 
time, facility operations shall cease until completed. Before improvements are made, the 
applicant shall consult with the Road Supervisor and Fire Marshal to inventory places needing 
correction and determine solutions. 

5. The facility operator is responsible for maintaining the road from Hazen to the site in a 
condition passable for fire trucks as determined by the Fire Department. 

6. Creation and testing of rockets is limited to: 
a. Ground testing only – flight testing is prohibited. 
b. The amount of 1.3 propellant to 1,000 pounds per motor.  
c. Rocket motor testing on no more than 8 days per month. 
d. No rocket motor testing after sunset 
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7. The operator shall obtain and maintain an area of control around the facility (such as by lease or 
sale) equal to or greater than 20 acres.   

8. Before operations may begin,  
a. Documentation of a lease or authorization with the current property owner that also shows 

the area of control around the facility shall be provided to the Director.  
b. The property owner shall record a road easement along the power transmission line that is 

acceptable to the County. 
c. The proposed noise mitigation berm shall be installed. The berm shall be at least 6 feet high. 
d. Building Department authorizations shall be completed to the satisfaction of the Building 

Official, including but not limited to ADA accessible parking space, ADA accessibility 
improvements, restroom, and office. 

9. The Fire Protection Plan shall be updated as determined by the Fire Marshal and implemented 
on a time schedule determined by the Fire Marshal. The Fire Marshal may update the plan and 
its implementation schedule as deemed necessary. 

10. An Emergency Response Plan shall be developed to address issues and implementation 
schedules deemed necessary by the Sheriff and Fire Department. The plan shall be updated as 
deemed necessary by the Sheriff and Fire Department. 

11. The County reserves the right to require modifications to the facility for specific issues: 
improvements to the sound barrier, increasing the area of control of land surrounding the 
facility, establishing to weather limits on testing, requiring mitigation of exhaust impacts on the 
transmission lines (such as adding coatings), and requiring alteration to the access road or its 
closure practices during testing. 

12. All federal, state and local permits required for this facility shall be obtained and maintained, 
including any needed for safe aviation over the site;  

13. The facility shall coordinate with NAS Fallon regarding impacts of testing plumes on Navy 
operations, and shall implement any recommendations. 

14. Operations of shall be conducted in a manner that does not create a nuisance (public or private) 
under Nevada law or Churchill County Code. 

 Chair Blakey verified that the applicant understands the conditions as outlined for approval 
of the permit. Sean Pitt shared comparable sounds to the decibel levels mentioned in the staff report. 
The nearby wetlands about one mile away would be about 70 decibels, and that is on the order of a 
washing machine in the house. Then for the wetlands location at about four and a half miles, which 
is 56 decibels, would be like a quiet conversation or quiet neighborhood street. This location was 
specifically selected to be far enough away from nearby residences, so that there is no impact. The 
testing noise occurs for about 15 seconds or less. Regarding the overflight, they are more than 
happy to coordinate with NAS-Fallon. The exhaust plume only goes up about 100-150 feet even 
with wind. The site they are using now is right in the airpath of Edwards Airforce Base, where they 
do flight tests all of the time. It isn’t an issue; however, they are willing to coordinate with them.  
 Chair Blakey asked if any of the commissioners had any questions or discussion.  
 Member Picotte said that he has a series of questions and a couple of them have mostly been 
answered specific to the aviation requirements for NAS Fallon. In taking a look at this application 
from the community’s perspective, he understands that they want to do this out here far away from 
everything, but what would a worst case scenario in terms of like a blast radius if something were to 
happen at this facility. What would be the worst type of impact if something were to go 
catastrophically wrong there? Jacob Sweers responded that the fuel they make is a deflagrant, not an 
explosive, so it doesn’t necessarily detonate. It is more like a 3,000 psi (pounds per square inch) gas 
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tank, like compressed nitrogen, so were there to be a failure in the motor it would be like venting a 
propane tank, not like setting off a bomb. They do not use 1.1 or 1.2 explosive material. Sean Pitt 
also remarked that the total amount of material that they are storing at the site is quite small. They 
are talking about a low level research and development facility that can be stored in a shipping 
container. Member Picotte then asked regarding HERO (Hazards of Electromagnetic Radiation to 
Ordinance) conditions. He wondered about the nearness to the power transmission lines if there is 
any concern related to a power spike, sparking, arcing, or anything from any of the aviation assets 
here in Fallon. Mr. Sweers answered that they store everything in metal containers that are shielded 
to protect from lightning, so they are completely surrounded in a Faraday cage. Member Picotte 
continued by noting that we have seismic activity in the area and very high temperatures, and he 
wondered with everything being boxed up if there is a concern with any kind of inadvertent 
detonation. Jacob Sweers answered that they have to design the motors to be stored on aircraft 
carriers and carried on planes, and those planes operated from the Arctic to Iraq. The propellant is 
actually quite stable all of the way up to about 160° Fahrenheit and down to about -30° Fahrenheit. 
Member Picotte stated that the aviation assets out of Fallon typically reach an altitude that he 
understands are not going to be an issue; however, he’s not sure if they are aware that this area is a 
direct training area for our small airport in Fallon, so all of the training flights leave the Fallon 
airport and go directly over this area. In the past and with a facility like this, have they had a need 
for any kind of TFR (Temporary Flight Restriction) to limit the access for aviation in that area. Sean 
Pitt explained that as he stated previously the exhaust plume dissipates very quickly and doesn’t go 
high enough to really impact aviation. The only activity that they engage in that requires a TFR is 
the flight testing, which they are not proposing at this site. Member Picotte asked if they would be 
willing to contact the FSDO (Flight Standards District Office)—he knows that the Navy is one 
asset—but the FSDO is going to be a deciding factor for that, and Sean Pitt agreed that they would.  
 Member Hyde said that a correction or addition to the conditions may need to be made due 
to the concern related to the size of the rocket and pounds of propellant. He thinks that is something 
that the commission could revise, but he wanted to clarify that they were satisfied with the limit to 
1,000 pounds of propellant. Sean Pitt agreed and shared that he believes that the only thing that 
should be of concern to the commission is the amount of propellant because that is what makes the 
sound and noise. Member Hyde noted that under Condition 6.b. it limits the size of the rockets, but 
as he understands the applicant would like this item to only limit the amount of propellant. Sean Pitt 
remarked that when they refer to the motors in this presentation, they are talking about propellant 
the whole time. It may have been miscommunication between them and the Planning Department. 
Member Hyde commented that he liked how thorough this application is, and they have addressed a 
lot of these issues. He inquired regarding the Phase I Environmental Study and a Phase II after, and 
why they don’t just do Phase II now. Jacob Sweers thinks that Member Hyde is referring to their 
plan to do a Phase II to ensure that they haven’t contaminated anything when they leave. They 
could do that before they get there, but that doesn’t verify that they haven’t necessarily 
contaminated anything. Member Hyde wondered how thorough we are looking at the environmental 
study. Sean Pitt answered that the Phase I is to set a baseline for the property owner to show what 
the conditions are prior to them moving in, and the subsequent is to show that they haven’t 
contaminated the site. They have retained Team UES as an environmental consultant for the group. 
They are far below the exhaust limits that are required for permitting in the State of Nevada, so due 
to the incredibly small amount of materials that they are working with, they closely evaluated 
NDEP (Nevada Division of Environmental Protection) and CAPP (Chemical Accident Prevention 
Program) requirements for accident prevention and for the amount of materials required for 
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permitting in the state. Their levels are far less than half of the lowest permitting requirement of 
materials or exhaust. Member Hyde inquired what the expected duration of the combustion testing 
is and how frequently it will be conducted. In the report it states how long one test will last. Sean 
Pitt reiterated that the longest that a single test would last would be 15 seconds. For those motors, 
the most that they would test would be several per day on testing days. The staff report recommends 
eight testing days per month, which would be more than sufficient. You would be looking at 30-45 
seconds on each of those eight days. Member Hyde then asked how they will communicate and 
provide updates to the community regarding the progress and schedule of combustion testing 
activities. Mr. Pitt stated that in their discussions with the Sheriff and the Fire Marshal it was 
determined that they would notify them ahead of time when these tests are to occur. In particular, 
they expressed concerns about people calling in smoke or other things in the desert, and they want 
to make sure that the community’s resources are not used unnecessarily to respond to what is not an 
emergency activity. Their intention is to notify the Sheriff and Fire Marshal prior to testing, so that 
they are aware of what is going on. Member Hyde questioned what steps would be taken to monitor 
and measure the air quality and emissions during the combustion testing, and will this data be made 
available to the public for transparency purposes. Jacob Sweers replied that they can make that data 
available. They monitor the amount of propellant consumed, and based upon the amount of 
propellant and the combustion properties, they can calculate very precisely how much was 
produced. Then they use that data to inform what their emissions actually were. They are already 
planning on providing the information to the Fire Chief, so that they know what is stored and where. 
That data can be made available elsewhere, if necessary. Member Hyde inquired how long the berm 
is, and it was pointed out on the diagram displayed on the screen that the red box near it is a 20’ 
shipping container as a reference because he didn’t have the exact length with him. Director Spross 
noted that it appears to be 100’ long on the vertical and 60’ long on the horizontal.  
 Member Goings, going back to Condition 6.b., asked if the applicant needs 1,000 pounds of 
propellant, and the size of the rocket could vary, how big they would want it to go. He just wants to 
make sure that if the size of the rocket is something that needs to be addressed, that we do it now. 
Sean Pitt responded that their perspective on the matter is that the physical size is truly irrelevant for 
the county’s purposes. The largest they might conceivably go is maybe 212 inches in length. 
Member Goings restated that he is asking about diameter because that is what is being stated in the 
condition mentioned. He thinks that what the applicant is stating is that the rocket could be longer, 
larger in diameter, or whatever, but the propellant will not change. Jacob Sweers confirmed that to 
be accurate. He said that the largest diameter vehicle he suspects that they will ever make in the 
future is 36” in diameter. He thinks that it would only likely be 24” in diameter in the next year. He 
also noted that the larger the diameter the shorter the length would need to be. Member Goings 
remarked that he would like to eliminate the need for the applicant to come back to get another 
permit if the diameter or length changes by just limiting the amount of propellant. There was 
discussion regarding what the Planning Commission could change in the conditions and at what 
point in the decision they would need to note the change. Joseph Sanford, DDA-Civil, inquired if 
there was any limit set on the type of propellant as well, and there was more discussion related to 
the type of propellant used for these vehicles. Sean Pitt stated that if they move to a more exotic 
chemistry for propellant in the future, they will still comply with all of the laws related to that 
material. It was decided to limit it to 1,000 pounds of a 1.3 propellant, which is a deflagrant and not 
necessarily an explosive. It is regulated differently than other types, and they would have to obtain 
approval from the state fire marshal for the types of propellant and include that in the Fire Plan. 

Chair Blakey called for public comment. 
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 Nona MacFarlane, 6500 Workman Road, said that she owns some property in this area and 
appreciated the notice regarding this item. She pointed out that some people go out into those areas 
and disregard private property because a lot of it isn’t fenced. There is a lot of four-wheeling traffic 
out on those roads, and they treat it like it is all public lands. She also remarked that, especially in 
the wintertime, those roads are not very accessible. She talked about the soil and water issues that 
make the road impassable at times, and she believes that it would need improvements made in 
order to provide a good road for emergency services to be able to get out there. She reiterated that 
security is a big problem out there because she’s had fences cut, gates destroyed, and a lot of 
trespassing. A lot of people go out there to shoot because they think that it is a wide open area that 
they can use. She wondered about the security at this site, and whether they were going to have a 
guard on duty. She believes that they will have problems with people breaking in and by the time 
the Sheriff gets there, whoever was doing it will be gone. She also mentioned a concern related to 
the potential for fire and whether the fire department has what it takes to put out a fire based on the 
stuff they have out there. That area out there is just prime for wildfires, and she wonders about their 
ability to keep that from happening. She also spoke about the airplanes and helicopters that do fly 
over that area, and sometimes they are so low that she can read the letters on them. 
 Matt MacFarlane, 6500 Workman Road, thought that the applicant’s presentation was 
impressive. He asked regarding how they would be getting power out there because those are 
transmission lines through. He stated that he does wild duck and goose hunting on their property 
near there, so the noise is of some concern to him. He does allow people to hunt on his property, so 
he wondered what times of the day they would normally conduct their testing. Normally, the best 
hunting is the early morning hours and in the evenings. The road is a major concern out there. He 
drives on it all of the time, and there are a lot of spots where it is reduced to bug dust and when it 
rains it becomes very deep mud. These create big pockets that fill with water when it rains.  
 Chair Blakey gave some time to the applicants to answer some of the concerns that were 
mentioned—security, power, roadway, noise and hours of operation. Sean Pitt explained that they 
are aware of the security concerns of remote sites. It is something that they already deal with at 
other locations with 24 hours a day, seven days a week security. They have been working quite 
closely with the Sheriff, and they’ve also looked into a 24/7 armed security response from their 
side. The Sheriff has requested that the county be the only armed response to ensure that there isn’t 
any conflict between them and the other security team. They will take adequate measures to secure 
the facility. They are familiar with the issues with the roads, and the conditions of this permit will 
require road upgrades to ensure that emergency vehicles can reach the site. Jacob Sweers stated that 
there are solar panels on the roof of each solar container except for the ones that store explosives 
that provides sufficient power for the facility and security system, and they also have a backup 
generator in case that fails. Member Goings verified that they had suggested having an armed 
security guard on site, and the Sheriff has requested that they be the armed security to avoid blue on 
blue conflicts. Mr. Pitt confirmed that to be correct.  
 Chair Blakey asked for any further comments; there being none he called for a motion. 
 

Member Bunyard, 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) for a Special Use 
Permit for a rocket motor testing facility, as described in the Staff Report. 
Member Hyde seconded the motion and the decision carried by unanimous vote 
(6-0). 
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Member Goings, based on the previously adopted findings made for this project, 
moved to approve the Special Use Permit application for Pallas Industrials LLC 
[Castelion] to authorize an Explosion/Combustion Testing facility on APN 009-
291-09. This approval is subject to conditions, as listed in the Staff Report. One 
change will be made to item 6.b. to limit the amount of propellent for each motor 
to 1,000 pounds of 1.3, and there will be no limit on the diameter or length. 
Member Hyde seconded the motion and the decision carried by unanimous vote 
(6-0). 

 
 Chair Blakey advised that there is a ten-day appeal period and to contact the department for 
further permitting procedures. 
 
C.  Consideration and possible action re: An application for a zone change filed by Hooper 

Management Family LLLP and Sharyl Bancroft Trust for property located off Gummow 
Drive, Assessor Parcel Numbers 008-391-28 & 008-391-29, consisting of 6.11 and 27.97 
acres respectively in the E-1 zoning district. The applicant is requesting a zone change for a 
portion of the parcels, being a 13 acre parcel fronting Gummow Drive resulting from the 
proposed boundary line adjustment, from E-1 to R-3.  

Sharyl Bancroft, 8625 E Sharon Drive, Scottsdale, Arizona, was available to speak 
regarding this application. 

Director Spross stated that this proposed change in zoning is changing 13 acres along 
Gummow Drive to R-3. Before giving a complete summary, he explained that one of the 
requirements that staff was proposing for rezoning this property to R-3 is to provide a traffic control 
plan. Zone R-3 has the ability for someone to place 16 units per acre, and because of the location of 
this property and its proximity to the intersection of Gummow Drive and US Highway 50 staff 
deemed it necessary to have a traffic study done. The applicant proposes much less density than 
what could be allowed, but if this property were to be sold prior to or during the development 
someone would have the ability to put a lot more units at this location. He remarked that he spent 
some time today speaking with the applicant and the requirements of the traffic control plan. The 
staff’s initial recommendation was to recommend denial of this because we didn’t have a traffic 
study. There were a couple of options that he discussed with the applicant; one was for the applicant 
to request a postponement in order to get the traffic study, and second was to completely withdraw 
the application and resubmit it at the same time as the plans for the development are submitted. 
Postponement is the option the applicant would like; however, when there is a postponement, it is 
for a date certain and must have some sort of duration. Typically, postponements are for one month 
to two months. They had recommended six months, but the applicant would like more than six 
months. He thought it would be best if the applicant would make their request before going through 
the application since it would not be necessary for either of the options at this time. 
 Sharyl Bancroft questioned regarding the statement that someone could request 16 units per 
acre, whereas she is only requesting about 6 units per acre for her multi-family, so they could still 
turn that down. Director Spross agreed that they can. The commission has control regarding the 
number of units per acre whether or not she were to sell it, which she is not planning to do. She is 
planning to do a phased development, starting with the single family units about 12 for the first 
year, about 12 for the next year, and 12 the following year for a total of 36. Then in the fourth year 
when the water system has been readied for another lift station, that is when she could go into the 
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multi-family. She believes that the commission is in control of how many units can be put on there. 
She is just asking to start with the single family units and then move to the multi-family units after 
the sewer treatment facility has been completed. She’s already done all of this right now, and she 
didn’t know that she was required to get a traffic study until the past Friday. There was no way that 
she could have gotten one done that quickly. If she needs to delay it for six months, then she said 
that she wants to work with everyone. A traffic study is very expensive to just do for 12 houses 
because it is $15,000-$20,000+ to get that done. She would rather wait until she’s sold a few lots 
and had a little money to help pay for it. She’s been paying sewer hookup fees, taxes, and 
everything for years since 2008, and there’s nothing she can do until that sewer gets done, and still 
having to pay the fees every single month. Maybe there could be some type of abatement on the 
fees or have them halted until she can be provided with the sewer stuff and other things that she 
needs to go ahead and do a building. Right now, she keeps paying but can’t do anything. Chair 
Blakey expressed understanding and let her know that they are not in a position to tell her what to 
do with her property. She must make the decision and come to the county to see what works and 
what doesn’t work. That would dictate whether or not a traffic study would be needed. She needs to 
decide if she wants to postpone or withdraw the application at this point. There was some discussion 
regarding the application, potential for development with the zone change, and so on. The zone 
change will change the density that could be allowed on that property. A traffic study completed 
with the current zoning prior to a zone change would have a different result than one completed 
based upon the zone change, which would change the potential number of vehicles using this 
intersection. Joseph Sanford, DDA-Civil, summarized that if Ms. Bancroft wants to do a traffic 
study to address what her plan is with the total number that have been discussed at this time, it 
would be less than the total amount of density that would be allowed under R-3 zoning. It was 
mentioned that R-3 allows 16 units per acre, and she is only requesting 6 units per acre on the R-3 
portion. Mr. Sanford continued by stating that the issue in front of the commission is that once this 
is zoned R-3, it will be zoned R-3, and so if Ms. Bancroft were to choose to sell the property to 
someone else or change her plan of development to match what R-3 allows, then an approval of the 
zone change would have already zoned it that way. The commissioners may have a hard time 
justifying approval of a zone change based upon Ms. Bancroft’s plan that she said she wanted to do, 
and not based off of what the zoning itself would allow. He pointed out that if Ms. Bancroft wants 
to produce some single family homes first, then she could begin that project where it is already 
zoned E-1 and wouldn’t require a zone change right now. Ms. Bancroft is talking about two 
different things, and the application that is before the commission is for a zone change to R-3. The 
reason that they are asking for a traffic study is based off of the maximum density that would be 
allowed with that change in zoning there could be a significant number of cars coming onto the 
road, and that might be something that this commission would want to know before they 
recommend approval or denial. Director Spross also pointed out that this parcel is getting split to 
have E-1 and R-3 zoning, and based on discussions with the applicant, the department knows what 
the applicant’s plan is overall. That’s how they have to look at this project. The phasing of the 
project will be up to the applicant to decide how much and when to develop. The department 
believes that when there is a zone change for a portion of the project, they have to consider what the 
potential could be and not just base it on the applicant’s plan at this time. The traffic study is needed 
in order to see the potential impact from the zone change and not just base a decision on what the 
applicant plans to do. Plans can change over time, and the change in zoning would affect the 
potential density that could be allowed in that area. No one can guarantee that it will move forward 
as Ms. Bancroft intends at this time, and the properties could be sold in the future to someone that 
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could come up with a different plan that could be allowed due to the zone change. We don’t want to 
make a poor decision with the zone change because we didn’t get enough information about the 
potential for development based upon the new zoning. 
 Member Hyde wanted to clarify to Ms. Bancroft that if this property were sold at a later time 
after the zoning was changed, even though she is only proposing to build 6 units per acre on that 
portion the other person would have the right to ask for up to 16 units per acre. Ms. Bancroft then 
asked if the commission wouldn’t have to approve the increase in units per acre. Member Hyde said 
that anyone could bring forward a plan to the department for a development that could allow them 
to use the full potential of the new zoning. This decision has to be made using the scope of the 
maximum potential that could be developed in R-3.  
 Sharyl Bancroft requested to have at least a 6 month extension. Member Goings questioned 
staff if it would be best for them to just postpone this for 6 months, or if it would be better for Ms. 
Bancroft to withdraw her application. Director Spross explained that Ms. Bancroft is hesitant to 
withdraw the application because there has been a considerable amount of work done to date to get 
this to this point. He assured Sharyl Bancroft that all of the work done up to this point will not be 
lost; the maps are still the maps, and the drawings are still the drawings. The only thing that would 
happen should she withdraw is that she would have to pay the application fee again, which is $300 
at this time. A postponement is typically reserved for things that are going to happen within the near 
future, and they are usually much shorter terms. It is up to the Planning Commission to determine 
what duration they would allow for that, and it must be a date certain; it is being postponed to a 
certain date. Sharyl Bancroft expressed appreciation for all of the work that these gentlemen have 
done to help her. She would still like to request an extension, so that she can get this done. If 
anything happens to her, she would like to leave it in a good place for her son to be able to take 
over. Chair Blakey asked if Ms. Bancroft believes that a 6 month extension would be enough time 
to get a traffic study completed, and Sharyl Bancroft stated that she has already met with a company 
in Reno that performs these types of studies. They indicated that they could get on it right away. 
She thinks that this might prove that there isn’t need for a big change because she doesn’t think that 
there is a huge amount of traffic there, and she is not proposing a large number of cars to add to it. 
She reiterated that she tried to consider all of these things—water, sewer, traffic, etc.—when she 
came up with her proposed development there. Member Hyde wanted to make sure that Sharyl 
Bancroft explained to the traffic engineer the total scope of the potential traffic, and it might be 
more than Ms. Bancroft is saying there will be. Director Spross shared that the engineer has already 
called to speak with Dean Patterson, who expressed the parameters of what the R-3 entails and what 
the intersection looks like.  
 Member Goings checked with legal counsel that there would be no issues for them to grant 
the postponement for the length of time requested, and Joseph Sanford, DDA-Civil, stated that it 
was good. 
 Chair Blakey asked for public comment. There was none. 
 Chair Blakey called for a motion. 
 

Member Bunyard moved to grant the request to postpone this application for a 
period of six (6) months. Member Diehl seconded the motion and the decision 
carried by unanimous vote (6-0). 

 
D.  Consideration and possible action re: A petition filed by Fernley Business Park, LLC, for 

property located at 11000 Reno Highway, Assessor’s Parcel Numbers 009-251-77 and 009-
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251-78, to abandon the existing public access easement and replace it with a private access 
easement in the same location and easement dimension as the existing. The access currently 
serves only one property owner, and the owner would like to restrict public access for security 
and safety reasons. Note that this property was recently approved for land division that has not 
been completed yet.  

Rex Massey, Industrial Realty Group, 1190 Selmi Drive, Reno, was available to speak 
regarding this application. 

Director Spross explained that this is an application for an abandonment of a road to convert 
it to a private road. The Fernley Business Park is served by a public road created during the 
previous land division actions. This road runs across the county line to intersect US Highway 50A 
in Fernley. The application proposes to abandon the public interest in the road easement for the 
portion that is within Churchill County. The easement would be replaced with a private road 
easement. This road is important because it provides access to new lots in a merger and 
resubdivision parcel map that was recently approved, but has not yet been recorded. The merger and 
resubdivision element of the map is important because NRS (Nevada Revised Statutes) allows 
abandonments to be implemented with them. Ownership of all lands served by the road has always 
been under one owner over its history, who has always treated the road as a private driveway. In 
addition, a gate was installed, which is not normally allowed on a public access easement. The 
matter came up during review of the recent parcel map, and the owner made it clear that they 
wanted the road to be private and gated. This abandonment request should be incorporated into the 
final draft of the parcel map to be recorded including changes for appropriate labeling notes and 
certificates.  
The new lots must have:  
(a)  Service by a 60’ road easement. The private road easement is acceptable for the parcel map, 

though it raises issues of “who” has ownership and right to use the road.  For example, the 
parcel map includes a lot on the east side of the railroad tracks, and the map should clearly 
indicate the road access rights for the applicable lots.   

(b)  Access to a road constructed to County road standards.  As noted in the map approval and recent 
Special Use Permits, the road is in poor condition, and the County requires that it be improved 
to County standards.  In addition, the County wants road maintenance responsibilities to be 
clearly determined through an agreement. 

 Nevada Revised Statutes (NRS) and County Code requires notice for the hearings published 
in the newspaper, to the landowners abutting the abandoned easement, and to utility and video 
service providers. Such notice was provided. Notice was also provided to other County 
departments. The Fire Marshal had no objects, but wanted to ensure that emergency access is 
provided through the gate, such as using a “knox box” entry system. The Road Supervisor finds the 
abandonment acceptable and sees no public need for the road. The road has little likelihood of being 
extended beyond its current location, other than within the current rail park area. The County 
Surveyor reviewed the proposal and has approved it, provided that the private easement is created to 
replace the public easement on the parcel map. 
 Director Spross stated that the department also received comments from NV Energy, who 
has no issues with the abandonment of the road, and CC Communications, who has no objections to 
the abandonment of the road. Staff has recommended approval. He pointed out that this is kind of a 
unique scenario because the top 700’ of the road is actually in the City of Fernley, and the last 400’, 
which we are discussing now, is in Churchill County, as demonstrated in the aerial photograph 
displayed on the screen. The City of Fernley had no appetite to do anything with this road. The 
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applicant has mentioned to him that within the next two years it is their intention to repave the 
entire road, so at this point, the portion of the road that is in Churchill County will be improved to 
County standards. We have received an approved improvement plan and the bond for that today. 
Once this has been approved and all information is included on the parcel map, the parcel map can 
be recorded.  

Chair Blakey inquired if the applicant had anything to add, and Rex Massey stated that when 
Fernley Business Park bought these parcels it was purchased as an operating business. He’s sure 
that many have driven by the site. There are trucks moving in and out of the site all of the time, 
there is heavy equipment used on the site, and it is not a safe place for the public to be. He brought 
up the fact that this road is primarily used for the benefit of the industrial park and not for public 
access to any other property. It seemed to be an incompatible grouping of public access to heavy 
industrial use. The public doesn’t even use this road, which is the reason for this request. Their 
second thought was for the future use of the site. They would like to increase the security of the 
facility with a fence and even controlled access. This would help with property protection, reduce 
vandalism, and cut down on the occasional ATV and off-road driver, who drives through the site. 
They don’t believe this place is really for this type of access. They are replacing a public easement 
with a private easement of like kind, size, dimension, length, etc. There are going to be parcels that 
Fernley Business Park will own there, and they don’t intend to sell them. They already have their 
business operations spread out across them. He cannot guarantee that they will never be sold. They 
are going to provide access for each one of those parcels onto the private easement, so that should 
clear up any problems in the future if the commission is concerned about a future owner having 
access to that easement.  
 Chair Blakey asked if any of the commissioners had any questions or discussion. There was 
none. 
 Chair Blakey called for public comment. There were none. 
 Chair Blakey asked for any further comments; there being none he called for a motion. 
 

Member Hyde, based on the information provided in the application, in the staff 
report, and heard tonight, moved that the public will not be materially injured 
by the proposed abandonment of a portion of the road easement previously 
identified as Greenu Parkway serving APNs: 009-251-78 & 009-251-77. Member 
Diehl seconded the motion and the decision carried by unanimous vote (6-0). 
 
Member Goings inquired if Mr. Massey was aware of all of the conditions that will be 

required with this abandonment, understands them, and are willing to comply with them. Rex 
Massey confirmed that they do. 

  
Member Bunyard, based on the previously adopted findings made for this 
project, moved to recommend that the Board of County Commissioners approve 
the proposed abandonment of the public portion of the road easement within 
Churchill County serving Parcels A-2A and A-1A of the Record of Survey of a 
Boundary Line Adjustment for Western Nevada Rail Park LLC, Doc. # 403544, 
previously created in Doc. #399749. This approval is subject to the following 
conditions: 
1. The order of abandonment shall be incorporated into the previously 

approved parcel map with appropriate changes to labels, notes, and 
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certificates. 
2. The abandoned portion of public road shall be replaced by a private road 

easement on the parcel map that provides adequate access under County law. 
3. The properties that have the right to use the private road shall be clearly 

stated on the parcel map. 
4. The abandonment shall be executed by the Board Certificate on the parcel 

map. 
 Member Hyde seconded the motion and the decision carried by unanimous vote 
(6-0). 

 
 Diane Moyle stated that the recommendation of the Planning Commission will be forwarded 
with the application to the Board of County Commissioners September 7, 2023 meeting. 
 
10. Action Item: 
None. 
 
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.  
A.  Consideration and possible action re: Termination of two special use permits previously 

granted to Solo Gratia, Inc. for a private Christian school K-12 and for a pre-school/daycare 
for property located at 665 Sheckler Road, Assessor's Parcel Number 006-191-22, in the A-5 
zoning district. The school is moving to a location in the city limits of Fallon and no longer 
need the permits for this location; therefore, the permits should be terminated. 

 
Member Bunyard moved to approve the consent agenda as submitted. Member 
Hyde seconded the motion and the decision carried unanimously (6-0). 

 
 Chair Blakey inquired when there is a motion for the findings and decisions that have 
conditions for approval if the applicant has already seen these, and staff agreed that they were sent a 
copy of them. Chair Blakey said that they have asked this question of the applicant in meetings, but 
it might not be necessary. Member Goings responded that he likes to get it into the record because 
if not, they could say that they lost that piece of paper or weren’t aware of them. Director Spross 
stated that this is generally why he goes through these in his summary or recommendations. The 
conditions in the previous decision [item 9.D] were part of the motion, which is why he didn’t read 
them, because he thought that they had to be read as part of the motion. There was some discussion 
regarding these. 
 
12. Public Comment: 
There were none. 
 
13.  Adjournment:  
There being no further business to come before the Planning Commission, Chair Blakey adjourned 
the meeting at 10:03 p.m. 
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 CHURCHILL COUNTY  
 PUBLIC WORKS, PLANNING, & ZONING 
  155 N. Taylor, Ste. 194, Fallon, Nevada 89406  
  Off. (775) 423-7627    Fax (775) 428-0259 
 

 
STAFF REPORT FOR PLANNING COMMISSION MEETING – August 9, 2023 

Prepared August 2, 2023 
  

PLANNING COMMISSION MEMBER-STAFF MEETING 
 
A meeting was held on August 2, 2023 to review the project applications listed below that are on the Planning 
Commission meeting agenda.  Site visits were made as noted.  

 
• Reich TUP for Temporary Quarters - Home Construction    Page 2  No Site visit 
• Pallas Industries SUP for ground testing of rockets   Page 4  No Site visit 
• Bancroft Zoning Map Amendment (E-1 to R-3)    Page 12  No Site visit 
• Fernley Business Park Abandonment to convert to private road  Page 16  No site visit 
• Consent Agenda        Page 18  No Site Visit 

 
  

PC Members Present Staff Members Present 

Paul Picotte Chris Spross 
Mark Hyde Dean Patterson 
Jeff Goings Diane Moyle 

 Joe Sanford 
  

REVIEW OF PROJECT FILES  
 

The Public Works, Planning, and Zoning Department Staff has reviewed these applications for compliance with 
Churchill County Code as required by the Development Code.  This staff report summarizes our findings and 
provides recommendations for the Planning Commission to consider while making their decisions on a project 
or making recommendations to the Board of County Commissioners. 
 
If you have questions concerning details of the project or this staff report, please contact the Public Works, 
Planning, and Zoning Department staff for assistance. 
  



Staff Report to Planning Commission 
August 9, 2023 Meeting. 
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Application: Temporary Use Permit  Use Table Listing: Temporary Quarters for
        Home Construction 

Applicant: Shawn & Casey Reich  Owner:   Shawn & Casey Reich 
Site:  4886  Oran Rd.(At Horseshoe Dr.) APN 006-292-74,  5 acres  
Designations:  Master Plan – Agriculture // Zoning – A-5 
 
Project Summary: The applicant is requesting a Temporary Use Permit for a Temporary Quarters for Home 
Construction to place a recreational vehicle (RV) on the property during the construction of a home.  The 
property is has some construction already.  The RV is already on-site. 
 
The application does not give an age for the RV unit.  The application indicates that utility services are present 
on the property, since a foundation had already been installed for a house.  The RV will be regularly used and 
moved for travel at times during the year.  Consequently, the RV will be maintained as a self-sufficient unit.  
The application proposes less-permanent service connections, more similar to an RV park than other similar 
TUP proposals – additional information is provided in the application.  NOTE that this may not be acceptable to 
the Building Department for long term use, and service connection upgrades may be required. 
 
This long, narrow property has the residence area at the south end near Oran Road, with farmland on the 
northern ¾ of the property.  The residence area has a garage and accessory facilities related to a residence.  
The existing services were installed in preparation for a home that was not completed past the foundation 
stage.  The applicants propose a new home that uses part of the foundation, but not all, since they want a 
smaller house.  A floor plan of the home is provided in the submittal. 
 
The property is served by Oran Road – a paved, County-maintained road in a 60’ road easement centered on 
the south property line.  Oran Rd. ends at the property and turns south as Horseshoe Dr. – also a County-
maintained road. 
 
Criteria Review:  CCC 16.08.070(F) Findings requires the Planning Commission to find that the criteria for 
temporary quarters for home construction in CCC 16.08.070(B)4 are met.  The applicant has a burden of proof 
to provide evidence supporting the request.  The criteria are:  

“On a lot or parcel when the temporary living quarters are parked on the same parcel of land and utilized 
as a temporary residence during the construction or placement, renovation, or remodel of an on-site 
permanent dwelling.  The temporary use permit shall be subject to yearly renewals and shall terminate 
upon expiration of the building permit or within thirty (30) days of the issuance of a certificate of 
occupancy or if the Planning Commission denies the renewal.  Each yearly renewal will require evidence of 
substantial progress toward the construction or placement of the permanent residence in order to be 
granted.” 

 
The site of the proposed RV is on the same lot as the new home site.  Any RV, including pop-outs, must meet a 
5-foot setback from the property line, which is met.  Conditions of approval will require obtaining all necessary 
building permits and RV setup permits.  This permit will require annual review if not completed within the first 
year.  If no progress is made in these items before the annual renewal, the Planning Commission might not 
renew the permit.   
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STAFF RECOMMENDATION: APPROVAL 
 
MOTION FOR FINDINGS:   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 // HAVE NOT BEEN] met for conformance with the criteria found in CCC 
16.08.070(B)4  regarding a Temporary Use Permit for Temporary Quarters for Home Construction. 

[For APPROVAL - Staff Report provides adequate findings.]   
[For DENIAL – ADD ADDITIONAL REASONING RELATED TO CRITERIA]  Specifically, the project fails to … 
 

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

□ Based on the previously adopted findings made for this project, I move to [APPROVE // DENY] the 
Temporary Use Permit application for Shawn & Casey Reich to establish a Temporary Quarters for Home 
Construction 4886  Oran Rd. (APN 006-292-74). 
[For APPROVAL add] 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 temporary quarters must comply with Churchill County Code. 
2. All required Building Department approvals and safety certificates must be obtained: 

a. Water, sewer, and power services that are acceptable to the Building Department shall be provided to 
the temporary quarters. 

b. Any Setup Permit necessary for the setup of the temporary quarters must be obtained along with any 
required inspections of water, septic and electrical connections of connecting to a service.   

c. All necessary permits for home construction must be obtained. 
3. The temporary quarters must use temporary construction practices.  It may not be placed on a permanent 

foundation.  No manufactured homes may be used as a temporary residence while constructing a home. 
4. This temporary use permit is subject to annual renewal.  The applicant must show substantial progress of 

home construction during the annual review hearing. 
5. Once home construction is complete enough to allow habitation, the RV must be disconnected from 

sewer/water/electric services and made lawful at its subsequent location. 
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Application: Special Use Permit  Use Listing: Explosion/Combustion Testing 
Applicant:  Pallas Industrials LLC (Andrew Kreitz CFO) 
Owner: Forty Mile Desert, LLC // w/purchase contract by Tolles Development Co. (Cory Hunt) 
Site:  No address on APN 009-291-09 – 640 acres (~3.5 miles north of Hazen) 
Designations:  Master Plan – Industrial // Zoning – RR-20 
 
Background: This property was owned by Tim Tucker under the Forty Mile Desert LLC, which owned the 
property at the time of the application.  But the property is under contract for purchase by Tolles Development 
Company, and the purchase may be completed by the hearing date.  Tolles has been working with Pallas 
Industrials to lease the site for rocket testing, but if the sale falls through, a new agreement will be needed. 
 
The facility is located in a remote location NE of Hazen.  The remote location creates challenges that less 
remote sites do not have, and requires other tasks to be completed besides this SUP: 

- Property Rezone.  The proposed use is listed as Explosion/Combustion testing in the Development 
Code Use Table, being allowed only in the Industrial zoning district.  The site must be rezoned to 
Industrial before storage containers are placed on-site and operations begin.  The applicant wanted to 
submit the SUP now, before the rezone, because Tolles Development Co. was still in process of 
purchasing the property.  Now that the purchase is complete, Tolles is expected to submit the rezone 
application prior to this SUP hearing.  The applicant intends to begin preparatory work before the 
rezone is approved, and understands that any improvements they install before approval of the rezone 
are made at their own risk. 

- Confirming legal access.  The property is located along a power transmission line that has a dirt/gravel 
road that is in decent shape.  But its legal access is unclear and needs to be corrected, as described in 
this staff report. 

 
These uncertainties make the project more difficult to review than standard applications. 
 
Project Summary:  
The application provides a detailed description of the project.  A summary is provided here.  The applicant 
proposes this facility for developing new rocket motors and ground-testing them on a fixed mounting - flight 
testing will take place elsewhere.  The rockets are not the size of the large NASA rockets and ICBM missiles, but 
rather of the size used on jet fighters – the applicant indicates the largest being about 10” diameter, 10’ long, 
and around 900 pounds or so.  Rocket fuel will be fabricated in small amounts to create the motor, which then 
needs time to cure.  Multiple motors will be created, cured, and then tested once or twice a week.  A testing 
will last from a few seconds to 15 seconds for larger missiles.  Exhaust from rocket testing and its effects on the 
transmission line (which lies about 300 feet to the east, at the closest point) are discussed in detail below.   
 
Rocket fuel will be created on-site in small quantities and packed into rocket motor casings – it is primarily the 
motor unit (housing, nozzle, etc.) that is being tested.  Fuel formulations are not the main element being 
tested.  The fuel, motors, some fuel ingredients, and firing mechanisms are dangerous, and are stored in 
modified storage containers according to federal, state, and local regulations.  The small quantities avoid 
storage facility requirements for storing larger quantities.  A Fire Protection Report is provided with the 
submittal, and is discussed in detail below. 
 
The facility has two compounds that occupy roughly 5 acres.  The application indicates this is the lease area 
that will be controlled, which is an issue discussed below.  The main operations compound holds most of the 
activity.  Separated storage units or spaces are provided for safe storage and operations, including: storage of 
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fuel ingredients, fuel mixing, motor case filling, storage for curing of completed motors, firing mechanisms, etc.  
Storage units are also used for temporary employee office and washroom, which is discussed in more detail 
below.  The second compound is reserved for test firing the rocket motors.  It is some distance away for safety 
reasons.  The testing mount is surrounded on the north, south, and east by a noise mitigation berm, which is 
discussed in detail below.  Horizontal tests will be pointed west, other tests may be pointed up.  Each site 
element is described in the submittal and shown on the site plan. 
 
The operation compounds are located between two roads at the south end of the very large property (640 
acres/ 1 sq. mile).  One road is the powerline road, which provides straight-forward physical access for the 4 
miles or so to Hazen, though road condition issues are discussed below.  The legal access for the facility is 
unclear, and is discussed in detail below.  The other road separates from the powerline road near the south 
property line, follows a curving 2-1/2 mile arc mostly through the Tolles property, and rejoins the power line 
road.  The proposed site takes access on this road, a short distance from the south property line.  Other roads 
on or near the property are discussed below. 
 
Hours of operation are normal weekly hours plus weekends.  Operations may sometimes extend to non-
standard times, but it is unclear if night operations are proposed.  Rocket motor testing is expected to take 
place about once or twice a week.  The application indicates that the number of employees at the site will 
vary, with some days only having a couple and some days having 10 or 12 employees and visitors.  Testing days 
are likely to have the most people.  However, no permanent facilities for employees and visitors are proposed, 
but rather temporary facilities.  This issue is discussed in detail below. 
 
NOTE that this staff report recommends approval of the proposed facility with conditions that limit it to what 
was generally proposed, but it also provides additional flexibility beyond the exact proposal.   
 
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 land uses are predominantly vacant desert land, with wetlands ½ mile or more to the 
east, and railroad tracks 1 mile to the east.  Some desert grazing may take place in the area.  The 
community of Hazen is approximately 4 miles to the SW.  The lack of other uses makes the proposal 
generally compatible with surrounding uses and development.  However, the applicant only controls 5 
acres, which roughly correspond to the area of the compounds.  If this property should develop in the 
future, other uses could be placed right next to the compounds, which would be unsafe and incompatible, 
and would place that burden of separation on other users.  If this project were proposed in an industrial 
park of 5 acre lots, the lot would be too small and it would be incompatible with adjacent uses.  Staff 
recommends that the applicant be required to hold control of at least 20 acres surrounding the facility 
through lease or purchase.  Also see environmental impacts in Criterion 5. 

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 Master 
Plan designation for the site is Industrial, and the zoning district is RR-20.   The proposed use is an 
Explosion/Combustion Testing facility as listed in the use table of the development code, but it is only 
allowed in the Industrial zoning district through a Special Use Permit.  This use is prohibited in the RR-20 
zone, so it cannot operate until the property is rezoned to Industrial.  Doing so would be consistent with 
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the Master Plan, making it a proposal that is likely to be approved.  A recommended condition is that 
placement of storage containers and operation of the facility is not allowed until the rezone is approved by 
the BOCC. 

Most Master Plan policies are not applicable to the development of commercial 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. 

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. 

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

- Height, Setbacks, and Easements:  The proposed structures are storage containers that are specially 
modified to their purpose.  All are short and distant from the exterior property lines.  The power 
transmission line has a 40’ easement centered on the power poles, and facilities are 300’+ from it.   

- Friction Zones:  Explosion/Combustion Testing is subject to the friction zone standard that establishes 
a ½ mile setback from the main highways for certain uses.  The project exceeds this requirement. 

- Legal and physical access:  This issue is a challenge for the project that needs to be overcome.  The 
Code requires that new development must have legal and physical access.  Physical access means a 
road that at minimum meets fire truck accessibility standards – generally being a 20’ wide driving 
surface, that has a gravel or better surface, and is capable of providing all-weather (wet weather) 
access for heavy fire trucks.  Land divisions and some special situations would require a County 
standard road.  The physical access for this site would be the power transmission road, which generally 
meets all the above requirements, except that there are some places (a dozen or so) that have water 
damage or drainage problems that may impede fire truck access.  Staff recommends that the applicant 
work with the Road Supervisor to inventory these places and determine solutions for correcting them.  
If a different route is to provide physical access, an appropriate road would have to be built. 
 
Legal access means a continuous chain of easements reaching to a publicly-maintained road.  The lack 
of legal access is the primary reason no development takes place in the area north of Hazen (and other 
parts of the County).  In addition, the roads that have been built in the area usually don’t follow an 
easement.  The powerline easement has existed for 75 years or so.  On federal land it is considered an 
RS 2477 road and provides adequate access easement.  But for private land, the road was installed 
after the land was given to private ownership (the railroad company) in 1895, so those road segments 
cannot be RS 2477 road easements.  (On a side note there is a pre-1890 road to the east in roughly the 
same corridor as the railroad tracks that is an RS 2477 road on all properties.)  In the case of the 
powerline, the power company obtained easements for transmission line purposes on public and 
private land.  The ability to use the road for the purposes of development is unclear.  The best option is 
to approach other private property owners to add road access adjacent to the transmission line route.  
Staff recommends this be accomplished within 6 months.  Providing time to do it is acceptable, since 
the site is mainly developed with removable / portable facilities that can be removed in a worst case 
scenario. 
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- Office, Sewer, and water facilities:  The project is proposing to forego a water well and septic system 
in place of all temporary facilities.  These will be in a storage container modified for use.  The Building 
Department has provided detailed comments that make the point that the building code (and state 
law) requires that sites that have employees and/or visitors present during the workday must have 
permanent restroom facilities, and they must be ADA accessible (including parking space and ramp to 
the office).  The restrooms will need a commercial septic system that is approved by the State to 
dispose of waste.   A water source must be provided for bathroom operation.  A well would be best, 
though tank options (if freeze-proof) are available.  Business license requirements also require an 
office on-site for posting notices and records, though its size can be small.  Since permanent facilities 
are needed, different options are possible, but Staff recommends that a commercial coach with 
combined restroom and office be used.  A recommended condition is that permanent facilities be 
installed within 6 months, during which time temporary facilities can be used to during state 
permitting delays and construction times. 

- Outside Storage Requirements  (CCC 16.16.020.3.1):  Shipping containers have limits on the number 
that can be placed on a site.  RR-20 zoned properties are limited to 1/acre with a maximum of 2.  
Industrial zone properties are limited to 1/acre. After the property is rezoned, it could have up to 640 
storage containers (or equivalent). Staff recommends that no placement of storage container 
structures, which are also the operations facilities, be allowed until the property is rezoned.  Outside 
material storage has screening requirements, but none is proposed.   

- Parking and Loading Requirements: The parking code (including handicapped parking) requires 
parking for businesses and similar uses, which is determined through the Code with interpretation by 
the Planning Director.  The parking code considers the proposed use to be Manufacturing (the closest 
comparable use), which requires 1 parking space per employee, and 5 for visitors.  The application 
proposes 9 spaces outside the compound fence, though it also has plenty of space nearby and inside 
the compound fence.  The Director has determined the proposed parking is adequate.  However, the 
parking code also requires a handicapped accessible space.  The application indicates that one will be 
provided but has no details about location.  The Building Dept. comments note that an accessible path 
(hard surfaced) from the ADA parking space to the restroom/office needs to be provided.  The ADA 
parking space can be place next to the restroom/office if desired.   

- Landscaping:  The landscaping code requires 1 tree per 15 parking spaces, and a landscaped strip along 
public roads.  However, this is site is very remote from people and not on standard roads, making the 
landscaping requirement pointless.  The Planning Director is recommending that the surrounding 
extensive desert lands are adequate for landscaping purposes.   

- Signage and Lighting Requirements:  The application indicates no signage and outside lighting.  Any 
lighting installed must be Dark Skies Compatible, with light shining downward rather than horizontally 
or upward. 

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 near the site.  Nor are on-site water or septic 
services proposed.  Temporary services are proposed, which are not allowed and discussed in detail above.  
Power service is proposed using generators, and no gas service is proposed.  Public road infrastructure is 
discussed below.   

The main concern for a rocket testing facility is the burden placed on fire and police service.  The 
application includes a Fire Protection Plan.  Discussions with the Fire Department indicate they are 
generally satisfied with the plan, though they want it to be supplemented so that the regulations cited are 
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accompanied by proposed actions to meet the regulation.  In addition, they would like to coordinate 
training related to special situations for the facility, consider the use of “knox box” key access, consider the 
need for water tanks for fire fighting, etc.  Staff recommends the plan be updated and maintained as 
deemed necessary by the Fire Department now and in the future.  Staff recommends that the road access 
and maintenance issues raised in this Staff Report be included in the Fire Protection Plan. 

Security will be provided with locks, cameras, and security monitoring and response.  Discussions with the 
Sheriff raised concerns with the security methods, especially related to armed security response and 
accidental conflicts with emergency responders.  The applicant has been open to input from the Sheriff, 
including the possibility that the Sheriff will provide the security response.  Staff recommends developing 
and updating an Emergency Response Plan as deemed necessary by the Sheriff and Fire Department to 
address all issues now and in the future. 

Unique industrial uses in the County have a problematic history, such as the Bango Oil Refinery (before 
Safety Kleen) and the Omaha Track rail tie facility.  Because of the uncertainty of fully understanding the 
consequences of a facility like this, Staff recommends that the County reserve the right to require 
modifications to the facility for specific issues: improvements to the sound barrier, increasing the area of 
control of land surrounding the facility, establishing to weather limits on testing, requiring mitigation of 
exhaust impacts on the transmission lines (such as adding coatings), and requiring alteration to the access 
road or its closure practices during testing. 

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

See Criterion 2 regarding legal and physical access, especially regarding the need to make improvements to 
specific places of the transmission line road to ensure it remains passable for fire trucks in the winter.  No 
publicly-maintained roads exist in the area.  Access roads to remote lands in the valley do exist.  One of 
these is a pretty good road that will be used to access the site –the power transmission road.  A second 
road provides access to the testing facility, splitting from the transmission line road at the south property 
line, and passing through the property along the curving line of a steeper slope.  This road does not have 
any known access easement but can serve development within the property.  It may need to be blocked 
off during rocket testing, since motors will be pointed at it.  A third road splits off of the second road south 
of the project site, and runs west, uphill to a mountain canyon.  This is a newer rudimentary dirt road that 
was installed between 2006 and 2010 (from air photos) and gradually improved since then.  It has no 
known easements and may be trespassing.  Two other dirt roads connect to the second road north of the 
site, one connecting on federal land, and the other connecting on another Tolles property.  Both were also 
created recently and may be trespassing. 

The amount of traffic generated by the facility will be small and some car pooling is likely to reduce traffic 
somewhat (especially on testing days).  On some days, total trips (one visit=2 trips) may only be 6 or less, 
while other days there might be 20 trips or so.  There will also be occasional large truck deliveries to bring 
in supplies, remove waste, and take rockets to flight testing sites, etc.  Traffic will mainly arrive on the 
transmission line road, turn off onto the access road, then turn onto the facility driveway. 

A commercial/industrial operation should be responsible for road maintenance of the road it uses.  This 
will mitigate traffic impacts. 

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. 
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The potential environmental impact issues from the rocket testing facility are listed below along with an 
assessment of the impacts: 
- Loud rocket testing noise is a major environmental impact.  It can impact residents in the Hazen area 

and animals in the wetland to the east.  The application provides a discussion of noise (Critierion 1 
response), including tables of noise generated by rockets compared to noise from other activities.  The 
sound measurements are in decibels; however, it should be understood that each increase of 10 in the 
decibel number means the noise increases X10.  Thus, 70 decibels is X10 louder than 60 decibels, and 
80 decibels is X10 louder than 70 decibels.   

The noise table in the application is a bit different from the numbers in similar tables found on the 
internet.  These indicate that rockets (probably the larger ones) are about 180 decibels and a shotgun 
is about 160 decibels.  Normal conversation is about 60 decibels, standing next to a lawn mower is 
about 80-90 decibels, and operating loud power equipment (chain saw, table saw, etc.) is about 110 
decibels.   

Rocket noise will be very sudden, will last for up to 15 seconds, and happen multiple times on testing 
days.  The application proposes a noise berm to reduce rocket noise to the north, south, and east.  
Earthen berms are very solid and good at blocking sound.  The application’s sound table estimates 
noise both with and without the berm at different distances.  At ½ mile, where the nearest wetland is, 
the noise is reduced from about 100 decibels to about 75 decibels.  At 1 mile, where the main wetland 
is, the noise is reduced from 90 decibels to about 68 decibels.  After 2.5 miles, the noise starts to 
dissipate more slowly.  At 4 miles, where the Hazen townsite is, the noise is reduced from about 77 to 
about 56.  The size of the earthen berm is not stated in the application.  Staff recommends that it be at 
least 6’ high. 

- Rocket exhaust contains chemicals that are listed in the application.  One chemical is HCL or 
Hydrochloric Acid, which is a “strong” acid, comprising 23% of the exhaust.  Acids can corrode 
materials exposed to them.  NASA normally has their launch facilities coated to resist such corrosion, 
though they must also deal with coastal salt in the air and coastal humidity.  In addition, rain falling 
through an exhaust plume will result in acid rain and ponding under the plume.   

The rocket motors will mainly be pointed west when firing, placing the initial plume west of the rocket 
mount.  This location lies about 750’ from the power transmission line.  Churchill County has 
consistent eastward winds that can blow the plume toward the transmission line.  In favorable 
weather conditions rocket exhaust will dissipate quickly.  As long as winds are not strong, the plume 
should be dispersed or elevate before reaching the power lines.  NV Energy has been consulted and 
does not anticipate problems with the facility.  While weather limits on testing are not being 
recommended, future problems could result in their being needed.  Examples might be that rocket 
testing be limited to winds less than 20 miles per hour, and to avoid times when rain is likely. 

Another issue relating to rocket exhaust is that the plume will extend into the air, possibly affecting 
aviation flights, including NAS Fallon.  Activity affecting flights could be subject to FAA requirements, or 
may need coordination with NAS Fallon.  Recommended conditions would require conforming to 
requirements and communication with NAS Fallon. 

- It is not clear if rocket testing at night is planned, but if so, it will be very visible, and can cause 
confusion for the traveling public or attract sightseers to the facility.  This may result in emergency 
calls to first responders, cause security issues around the site, and bring unnecessary traffic into 
remote areas.  Staff recommends prohibiting testing after sunset. 

- Rocket motor building requires the handling of hazardous and dangerous substances.  These are 
described in the application and staff report.  The application describes very careful storage and 
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handling of these substances.  The Fire Marshal is satisfied that the applicant can safely manage these 
substances.  No additional mitigation is needed. 

 
STAFF RECOMMENDATION:  APPROVAL - as provided below. 

 
MOTION FOR FINDINGS:   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 // HAVE NOT BEEN] met for conformance with the criteria found in  
CCC 16.08.080(H) for a Special Use Permit for a rocket motor testing facility. 

[For APPROVAL - Staff Report provides adequate findings.]   
[For DENIAL – ADD ADDITIONAL REASONING RELATED TO CRITERIA]  Specifically, the project fails to … 
 

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

□ Based on the previously adopted findings made for this project, I move to [APPROVE // DENY] the 
Special Use Permit application for Pallas Industrials LLC to authorize an Explosion/Combustion Testing 
facility on APN 009-291-09. 

[For APPROVAL the motion should ADD:] 
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. Placement of storage containers and facility operations are prohibited until the property has been 
rezoned to Industrial.  Grading, ground surfacing, concrete work, and fence building may proceed 
before approval of the rezone. 

2. This permit is subject to review by the Planning Commission in 6 months for compliance with 
conditions of approval and code requirements.  Thereafter, reviews shall be conducted annually 
from the date of approval until such time as the Planning Commission deems that they are not 
needed. 

3. Within 6 months of permit approval: 
a. Legal and physical access shall be obtained, and documentation provided to the Director.  
b. A permanent restroom and office shall be provided at the facility that meets building code 

and state law requirements.  This includes any commercial septic system installation.  This 
does not prevent the Building Official from implementing Certificate of Occupancy 
requirements. 

4. Within 3 months, if the transmission line road is used for access, places with questionable passage 
for fire trucks in wet weather shall be improved.  If improvements are not completed on time, 
facility operations shall cease until completed.  Before improvements are made, the applicant shall 
consult with the Road Supervisor and Fire Marshal to inventory places needing correction and 
determine solutions. 

5. The facility operator is responsible for maintaining the road from Hazen to the site in a condition 
passable for fire trucks as determined by the Fire Department. 
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6. Creation and testing of rockets is limited to: 
a. Ground testing only – flight testing is prohibited. 
b. Size limits of rockets of 12” diameter, or 1000 pounds, or 12’ length 
c. Rocket motor testing on no more than 8 days per month. 
d. No rocket motor testing after sunset 

7. The operator shall obtain and maintain an area of control around the facility (such as by lease or 
sale) equal to or greater than 20 acres.   

8. Before operations may begin,  
a. Documentation of a lease or authorization with the current property owner that also shows 

the area of control around the facility shall be provided to the Director.  
b. The property owner shall record a road easement along the power transmission line that is 

acceptable to the County. 
c. The proposed noise mitigation berm shall be installed.  The berm shall be at least 6 feet high. 
d. Building Department authorizations shall be completed to the satisfaction of the Building 

Official, including but not limited to ADA accessible parking space, ADA accessibility 
improvements, restroom, and office. 

9. The Fire Protection Plan shall be updated as determined by the Fire Marshal and implemented on 
a time schedule determined by the Fire Marshal.  The Fire Marshal may update the plan and its 
implementation schedule as deemed necessary. 

10. An Emergency Response Plan shall be developed to address issues and implementation schedules 
deemed necessary by the Sheriff and Fire Department.  The plan shall be updated as deemed 
necessary by the Sheriff and Fire Department. 

11. The County reserves the right to require modifications to the facility for specific issues: 
improvements to the sound barrier, increasing the area of control of land surrounding the facility, 
establishing to weather limits on testing, requiring mitigation of exhaust impacts on the 
transmission lines (such as adding coatings), and requiring alteration to the access road or its 
closure practices during testing. 

12. All federal, state and local permits required for this facility shall be obtained and maintained, 
including any needed for safe aviation over the site;  

13. The facility shall coordinate with NAS Fallon regarding impacts of testing plumes on Navy 
operations, and shall implement any recommendations. 

14. Operations of shall be conducted in a manner that does not create a nuisance (public or private) 
under Nevada law or Churchill County Code. 
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Application: Zoning Map Amendment for 2-properties from E-1 to R-3   
Use Listing:      Vacant and Industrial (abandoned) 
Applicant:  Sharyl Bancroft  Owner: Sharyl Bancroft & Hooper Management 
Site:  APN 008-391-28  & -29;  No address on Gummow Dr. – west of golf course 
 6.11 acres & 27.97 acres respectively 
Designations:  Master Plan - Urbanizing // Existing Zoning – E-1  

Proposed Change to Zoning –change 13 acres along Gummow Dr. to R-3  
 
Summary: The applicant is requesting to change the zoning on 2 parcels from the existing E-1 single 
family zoning district to a mix of E-1 and the R-3 multi-family zoning district.  The applicant has submitted a 
Boundary Line Adjustment (BLA) to change the line between the existing 2 lots, with the intent to change the 
existing east-west line to a north-south line.   
 
The new line will lie east of an irrigation facility.  The resulting lot fronting Gummow Dr. will be 13 acres, and 
this area is the subject of the requested rezone to R-3.  The tentative plan for the apartment complex is to 
place apartment buildings along each side of the irrigation facility.  It is important to point out that any 
approval should be contingent on completion of the BLA, and the property rezoned is limited to Parcel A of the 
BLA survey 
 
The proposed R-3 zoning district has an upper density limit of 16 dwelling units per acre.  The application 
indicates plans for far less - about 70 apartment units -  resulting in a density on 13 acres of 5-6 units per acre.  
However, the R-3 zone is required for an apartment complex.  In comparison, the E-1 zone allows up to 2 
units/acre.   
 
The primary issue for this proposal is the function of the Gummow Dr./US 50 intersection during rush hour.  
This issue is discussed in detail below. 
 
In reviewing the request, the Planning Commission should refer to findings for a Zoning Map Amendment: 
 
CCC 16.08.060(E) Findings:  The applicant for a zoning map amendment or consolidated development code 
amendment shall have the burden of proof to provide facts supporting the proposed zoning map 
amendment or consolidated development code amendment. For purposes of legal clarity, this shall include 
the burden of going forward with the evidence and the burden of persuasion on all questions of fact which 
are to be determined by the commission and the board.  Additionally, the applicant shall provide adequate 
information in the application and on the site plan to substantiate the findings required in the subsection.  
The commission and board shall determine if the information presented is adequate to support their 
decisions. 
1. Before a zoning map amendment may be recommended for approval, the applicant shall provide 

evidence to the commission and board concerning the physical use of land and zoning currently existing 
in the general vicinity, and which have occurred in the previous five (5) year time period, and describe: 
 
Applicant – See applicant response #1 for a detailed response.  Staff summary - The surrounding zoning 
and land uses of the neighborhood are: 
• The south end of the property fronts on the Reno Highway. In this area, land south of the highway is 

zoned C-1 with commercial uses.   In this area, land north of the highway is zoned E-1 (except a strip 
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along the west side of Gummow Drive and the property).  The E-1 lands are generally vacant, except 
for small bits of the golf course and Onda Verde subdivision that come close to  the highway.   

• On the west side of the property is Gummow Drive and a narrow strip of C-1 land that is used for mini-
storage and an agriculture supply store. Only the store is east of Gummow Dr. 

• East of the property is the Fallon Golf Course, then the river, then the Onda Verde subdivision – all E-1. 
• North and northwest of the property is residential development with lots ranging from .5 to 1 acre in 

size.  The road serving the golf course is Country Club Drive, with homes that abut the project site. 
 
a. How growth and/or other development factors in the community support a change in the land use. 

Applicant – See applicant response #2 & #3 for a detailed response.  The applicant is planning the R-3 
to have approximately 70 units, and up to 36 homes on the remaining land.  The applicant discusses 
the current housing shortage and the expansion of NAS Fallon.  The development will beautify the 
entrance to town.  The project supports Master Plan projections.   
Staff agrees.  Growth, the housing shortage, and other factors identified in the Master Plan support 
the change. 

b. The change in land use represents orderly development and that adequate services and 
infrastructure to support the proposed land use are available in the area. 

Applicant – See applicant response #4 for a detailed response.  The property is near community sewer 
and water service to the north and east, which can serve the project.  Staff agrees that sewer and 
water services are near the property, though cost and required connections will be determined by 
actual capacity at particular locations, including the use of the 3-story buildings being planned.  This is 
also limited by the Water Treatment Plant (WTP) capacity at the time of development, as discussed in 
more detail below.  The traffic capacity of Gummow Drive will be a challenge and is discussed in detail 
below. Fire and police service have adequate capacity to serve the development. 

c. The change in zoning provides for an appropriate use of the land. 

Applicant – See applicant response #5 and #8 for a detailed response.  There is a large single-family 
and multi-family housing demand.  The project accommodates the Master Plan for growth, and 
compliments the golf course and adjacent homes.   Staff agrees. The proposed site is positioned 
between commercial and single family areas, which is a common location for multi-family 
development in other jurisdictions.  The difficult point might be at the north end of the proposed R-3 
zone, which is adjacent to homes.  But mitigation measures such as separation can improve 
compatibility.  The area has a Master Plan designation of Urbanizing, which allows any zoning district.  
The proposed zoning provides for an appropriate use of land. 

d. The proposed zoning is in substantial conformance with the master plan and other adopted plans 
and policies. 

Applicant – See applicant response #6 for a detailed response.  Both the proposed multi-family and 
single family elements address the housing needs identified in the Master Plan, and match the plan for 
westward growth in the Master Plan.  Staff agrees.  Compatibility issues on the north side can be 
addressed in the project design and permit review stages.  The proposal is in compliance with the 
Master Plan, aside from certain policies regarding traffic capacity, which are discussed below. 

e. The proposed zoning and project is sensitive to and compatible with the use and development of the 
adjacent properties. 

Applicant – See applicant response #7 and #9 for a detailed response.  The project is compatible by 
having golf course homes along the golf course and multi-family development along Gummow Dr. and 
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the storage properties.  Staff agrees.  The proposal is sensitive to and compatible with adjacent 
properties on the east, west, and south.  Compatibility issues on the north side can be addressed in the 
project design and permit review stages.  The County Code includes standards to mitigate between 
different uses. 

2. The commission, in forwarding a recommendation to the board for approval of a zoning map 
amendment or consolidated development code amendment shall make the following findings of fact: 
a. That the proposed amendment is in substantial compliance with and supports the goals and policies 

of the master plan; 

Policy LU 2.5 states: “Churchill County shall only approve requests for rezoning, special use permit, land 
division and other development proposals that are consistent with the land use map, and the policies 
contained within the Master Plan.”  The Master Plan designates the area as Urbanizing, which allows a 
wide variety of conforming zoning districts, including R-3.  The application includes references to issues 
of concern in the Master Plan goals and policies that the project supports and complies with.   

The Master Plan Chapter 8 (Transportation) incorporates the TRACC Plan (Trails Across Churchill 
County), which includes Gummow Dr. as a designated trail.  The County Code has standards that major 
developments must construct the segments that front the project.  It should be understood by the 
developer that its pedestrian paths and landscaping will likely need to incorporate the Gummow Dr. 
trail whether or not the rezone is approved. Chapter 8 also discusses the need for development 
projects to assess their impacts in a traffic study.  Traffic issues are discussed in detail below. 

b. That the proposed amendment will provide for land uses compatible with existing adjacent land uses 
and will not have detrimental impacts to other properties in the vicinity; 

The nearby properties to the west and south are currently used for commercial purposes.  The 
proposed are of R-3 zoning is compatible with them.  On the east, the property will abut single family 
development within the project, which will be mitigated by the developer.  The north end of the 
proposed R-3 zone abuts single family development, and may present compatibility issues.  The 
property is within the Urbanizing Area and is intended to be developed with urban uses.  While multi-
family development may have compatibility concerns, the County Code recognizes this and requires 
buffers and other mitigation to reduce impacts between uses.  These will be implemented with 
development of the apartments. 

c. That the proposed amendment will not negatively impact existing or planned public services or 
facilities and will not adversely impact the public health, safety and welfare. 

The proposal would develop vacant (or nearly vacant) land to have apartment development of up to 
16 dwelling units per acre, though the current plans is more like 6 units/acre.  This will place a sizable 
demand on public services and facilities.  Public sewer & water – Nearby infrastructure will be 
extended to this property.  The overall system has adequate capacity to serve the property, with the 
exception that the current limiting factor is the Water Treatment Plant (WTP).  When considering 
current users, obligations, and oncoming projects that are already permitted, the WTP is nearing its 
capacity.  If capacity is available at the time this project is ready for construction, it may be used for 
the project.  Otherwise, alternatives will need to be pursued or development will have to wait for the 
second WTP that is in the planning stages.  The development will also have to install necessary 
infrastructure to access the services, such as lift stations and off-site service mains.  Public Services – 
emergency and community services (a) are located nearby, (b) currently serve the Gummow Dr. area, 
and (c) have adequate capacity to serve future development.  The change in zoning will not adversely 
impact these services and facilities.  Public health, safety, and welfare – The Building Dept. has 
provided comments regarding state requirements for mercury hazards in the Carson River basin.  
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During development, property soils will need to be tested for mercury by NDEP.  The applicant should 
review the Building Dept. letter and follow-up with the State accordingly. 

Publicly maintained roads – The Gummow Drive is the primary concern for this proposal.  It is a 
County maintained road that is in good shape, and of a configuration capable of handling the increased 
demand.  However, its intersection with US 50 is notoriously dangerous, and the railroad crossing near 
the intersection complicates the intersection’s safe operation.  A possible additional difficulty is that 
the main access road for the development appears to be planned adjacent to the agricultural supply 
store, which may place it within the queuing distance from US 50, and project traffic would likely fill 
any available queuing out to the access road.  Drivers would then be incentivized to make unsafe 
maneuvers to get onto Gummow Dr.  In discussions with Department Heads, this is a substantial 
concern for this project.  For this reason Staff recommends that this rezone proposal is pre-mature 
and a traffic study should be prepared before approving a rezone.  Options might include: (1) 
Recommend denial to the BOCC; (2) The applicant requests a postponement to prepare a traffic study, 
with a deadline of 6 months; (3) The applicant withdraws the rezone application, proceeds with the 
larger development, incorporates the option of the rezone into that traffic study, and decides whether 
to proceed with the rezone at a later date. 

STAFF RECOMMENDATION:  DENIAL -  UNLESS  the applicant intervenes as described above. 
 
MOTION FOR FINDINGS:   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 // HAVE NOT BEEN] met for conformance with the Zone Map Amendment 
criteria found in CCC 16.08.060(E) to rezone portions of the property to R-3. 

[For DENIAL - Staff Report provides adequate findings.]   
[For APPROVAL – add additional findings:]  Specifically, the proposal fails to … … [ADD NEEDED 
REASONING RELATED TO CRITERIA] 
 

MOTION FOR DECISION:   The motion should be modified by the Planning Commission as needed. 
□ Based on the previously adopted findings made for this project, I move to recommend that the Board 
of County Commissioners [APPROVE // DENY] the request for a Zoning Map Amendment by Sharyl 
Bancroft to change the zoning on portions of APNs  008-391-28  & -29 to  R-3. 
[For APPROVAL – add:]  However, completion of the zoning change shall not take effect until the boundary 
line adjustment creating the lot intended to be rezoned has been recorded, and the property rezoned is 
limited to Parcel A of that survey. 
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Application: Abandonment of road to convert it to private road Use Listing:  Industrial 
Applicant:  Fernley Business Park    Owner: Fernley Business Park  
Site:  11000 Reno Highway (2 parcels - APN 009-251-78 & -77) – approx. 163 acres total 
Designations:  Master Plan – Industrial // Zoning – Industrial 
 
Project Summary:  The Fernley Business Park is served by a public road created during previous land division 
actions.  This road runs across the County line to intersect US 50A in Fernley.  The road is created similarly for 
its length through the Fernley side of the County line and the Churchill County side.  It was previously known as 
Greenu Parkway on Fernley land division maps.  The application proposes to abandon the public interest in the 
road easement for the portion within Churchill County for purposes of converting it from a public road to a 
private road.  The easement would be replaced with a private road easement.   
 
This road is important because it provides access to new lots in a Merger and Resubdivision Parcel Map that 
was recently approved, but not yet recorded, by the BOCC.  The “merger and resubdivision” element of the 
map is important because NRS allows abandonments to be implemented with them.  Ownership of all land 
served by the road has always been under one owner over its history, who have always treated the road as a 
private driveway.  In addition, a gate was installed, though that is not normally allowed on a public access 
easement.  The matter came up during review of the recent parcel map, and the owner made it clear that they 
wanted the road to be private and gated, so this abandonment application was filed.  This abandonment 
request should be incorporated into the final draft of the parcel map to be recorded, including changes for 
appropriate labeling, notes, and certificates. 
 
The new lots must have:  
(a) Service by a 60’ road easement. The private road easement is acceptable for the parcel map, though it 
raises issues of “who” has ownership and right to use the road.  For example, the parcel map includes a lot on 
the east side of the railroad tracks, and the map should clearly indicate the road access rights for the 
applicable lots.   
(b) Access to a road constructed to County road standards.  As noted in the map approval and recent Special 
Use Permits, the road is in poor condition, and the County requires that it be improved to County standards.  
In addition, the County wants road maintenance responsibilities to be clearly determined through an 
agreement. 
 
Criteria Review:   
 
CCC 16.08.050.4(H) 
NRS and County Code requires two public hearings.  The first hearing is before the Planning Commission, who 
makes a recommendation to the Board of County Commissioners.  The second hearing is before the Board, 
who makes the final decision.  The Planning Commission may recommend and the Board may approve the 
abandonment if it determines that the public will not be materially injured.   
 
NRS and County Code requires notice for the hearings in the newspaper, to landowners abutting the 
abandoned easement, and to utility and video service providers.  Such notice was provided.  Notice of the 
proposal was also provided to other County Departments.   
• The Fire Marshall had no objections, but wants to ensure that emergency access is provided through the 

gate, such as using a “knox box” entry system.  This was also required in other permits. 
• The Road Supervisor finds the abandonment acceptable and sees no public need for the road.  The road 

currently ends in the middle of the rail park being served by the road, including new lots in the recent 
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parcel map.  The road has little likelihood of being extended beyond its current location, other than within 
the current rail park area. 

• The County Surveyor reviewed the proposal and has approved it, provided that the private easement is 
created to replace the public easement on the parcel map. 

 
NRS and County Code allows utility and video service providers to object to abandoning a street, and/or 
request that a utility easement be retained when the jurisdiction owns the land being abandoned.  NV Energy 
provided comments that they have no objection to the abandonment.  No other comments were provided.  
When the parcel map is finalized, the service providers will sign the map with their approval, including the 
abandonment. 
 
No objections were raised, and Staff recommends that it would result in NO material injury to the public.  
Consequently, Staff recommends approval of the abandonment request. 
 
STAFF RECOMMENDATION:  APPROVAL 
 
MOTION FOR FINDINGS:   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 public [WILL // WILL NOT] be materially injured by the proposed abandonment of a portion of the 
road easement previously identified as Greenu Parkway serving APNs: 009-251-78 & -77. 

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

□ Based on the previously adopted findings made for this project, I move to recommend that the Board 
of County Commissioners [APPROVE // DENY] the proposed abandonment of the public portion of the 
road easement within Churchill County serving Parcels A-2A and A-1A of the Record of Survey of a 
Boundary Line Adjustment for Western Nevada Rail Park LLC, Doc. # 403544, previously created in Doc. 
#399749.  This approval is subject to the following conditions: 

1. The order of abandonment shall be incorporated into the previously approved parcel map with 
appropriate changes to labels, notes, and certificates. 

2. The abandoned portion of public road shall be replaced by a private road easement on the parcel 
map that provides adequate access under County law. 

3. The properties that have the right to use the private road shall be clearly stated on the parcel map. 
4. The abandonment shall be executed by the Board Certificate on the parcel map. 
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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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From: Marie Henson
To: Diane Moyle; Jera Reidenbach
Subject: RE: Keary Basford TUP Renewal
Date: Wednesday, August 02, 2023 11:29:37 AM

A septic was installed, inspected, completed and approved on August 9, 2022 under septic permit
#1146.
 
That is the only permit that has been applied for this parcel.
 

Regards,
 
NEW EMAIL ADDRESS –
marie.henson@churchillcountynv.gov
 
Marie Henson
Building Official
Churchill County
Building Department
155 N. Taylor Street, Ste 170
Fallon, NV 89406
O: 775-428-0264
C: 775-427-3115
F: 775-423-8185
marie.henson@churchillcountynv.gov
www.churchillcountynv.gov

 
 

From: Diane Moyle <diane.moyle@churchillcountynv.gov> 
Sent: Wednesday, August 2, 2023 9:35 AM
To: Jera Reidenbach <Jera.Reidenbach@churchillcountynv.gov>; Marie Henson
<marie.henson@churchillcountynv.gov>
Subject: Keary Basford TUP Renewal
Importance: High
 
What permits have been completed and are there any open permits for the construction of the
primary dwelling at 895 Howard Pl for Keary Basford? His TUP renewal is to be heard at the August
9, 2023 Planning Commission meeting, and they like to verify what has been completed and what
progress has been made within, especially, the past year.
 

Diane Moyle
Public Works, Planning & Zoning Department
155 N Taylor Street, Suite 194
Fallon, NV 89406
775-423-7627, Extension 3
775-428-0259 Fax
(If not already done, please note the new email address.)
 
Churchill County is an equal opportunity employer and provider.
 

mailto:marie.henson@churchillcountynv.gov
mailto:diane.moyle@churchillcountynv.gov
mailto:Jera.Reidenbach@churchillcountynv.gov
mailto:marie.henson@churchillcountynv.gov
mailto:mhenson@churchillcounty.org
http://www.churchillcountynv.gov/


Churchill County 
Building Department 

 

155 N Taylor  St  Phone 775-428-0264 
Su ite  170  Fax 775-423-8185 

Fa l lon ,  NV 89406 www.Chur chi l lcou ntynv.gov 
 

Church i l l  County ,  N V is  an equal  opportunity  prov ider and employer  

July 20, 2023 
 
Chris Spross, Director 
Churchill County Department of Public Works, Planning and Zoning 
155 North Taylor Street, Suite 194 
Fallon, Nevada 89406 
 
RE: REICH TEMPORARY USE PERMIT APPLICATION, 4886 ORAN RD 
 
Mr. Spross: 
 
Regarding the Temporary Use Permit (TUP) application for use of a recreational vehicle for 
temporary quarters during construction of a residence at 4886 Oran RD: 
 
A search of the records available in the Churchill County Building Department produced permits for 
construction of a detached garage and a septic system on this parcel. 
 
If the Temporary Use Permit is approved, the Churchill County Building Department requires the 
following prior to occupation of the recreational vehicle. 
 

A) A placement permit must be applied for and issued for the recreational vehicle, within 
30 days of the TUP approval. This is a $200.00 fee. 
 

B) The electric connection to the recreational vehicle must be inspected and approved 
by the Churchill County Building Department. 

 
C) The septic connection to the recreational vehicle must be inspected and approved by 

the Churchill County Building Department. 
 

Before construction of any structure commences, the Building Department requires the 
following: 
 

A) A building permit must be applied for and issued prior to starting any construction.  
 

B) Impact fees will be required to be paid at the time of permit issuance for the 
residence. 

 
C) Inspections of all phases of construction are required. 

 
If questions arise, or if I may be of further assistance, please contact me. 
 
Sincerely, 

 
Marie A. Henson 
Building Official 
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Church i l l  County ,  N V is  an equal  opportunity  prov ider and employer  

July 20, 2023 
 
Chris Spross, Director 
Churchill County Department of Public Works, Planning and Zoning 
155 North Taylor Street, Suite 194 
Fallon, Nevada 89406 
 
RE: COMMENTS PERTAINING TO SPECIAL USE PERMIT APPLICATION FOR PALLAS 
INDUSTRIES SOLID MOTOR GROUND TESTING SITE 
 
Mr. Spross: 
 
Regarding the Special Use Permit for Pallas Industries, the Churchill County Building Department 
has the following comments: 
  
A commercial business with employees falls under the 2018 International Building Code as follows, 
 
International Building Code Section 1106.1 Parking and Passenger Loading Facilities Required 
states: 

 
Where parking is provided, accessible parking spaces shall be provided in compliance with 
Table 1106.1… 
Table 1106.1 requires one (1) accessible parking space for one (1) to twenty-five (25) 
parking spaces. 
 

Per the above section, one fully dimensioned, properly surfaced, and signed parking space 
must be installed in the business parking area. 
 

International Building Code Section 1103.2.2 Employee Work Areas states: 
 
Spaces and elements within employee work areas shall only be required to comply with 
Sections 907.5.2.3.1, 1009 and 1104.3.1 and shall be designed and constructed so that 
individuals with disabilities can approach, enter and exit the work area. 
 
Section 1009.1 Accessible means of egress required states: Accessible means of egress 
shall comply with this section. Accessible spaces shall be provided with not less than one 
accessible means of egress. 
 
Section 1104.1 Site arrival points states:  At least one accessible route within the site shall 
be provided from public transportation stops, accessible parking, accessible passenger 
loading zones, and public streets or sidewalks to the accessible building entrance served. 
 

Per the above section, an accessible route, ramp and entrance must be installed. 
 

 
International Building Code Section 2902.1 Minimum Number of Fixtures states: 
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Plumbing fixtures shall be provided in the minimum number as shown in Table 2902.1 
based on the actual use of the building or space. Uses not shown in Table 2902.1 shall be 
considered individually by the code official. 
Table 2902.1 requires one toilet facility for the first 25 customers or employees occupying a 
business location. 
 

Per the above section, one single-user toilet facility must be installed at the business. 
 
 As this is a commercial business, Nevada Division of Environmental Protection will be 
responsible for permitting and approving the sewage disposal system. 

 
International Building Code Section 1103.1 Scoping Requirements states: 
 

Sites, buildings, structures, facilities, elements, and spaces, temporary or permanent, shall 
be accessible to individuals with disabilities. 

 
Per the above section, the single-user toilet facility must be accessible to individuals with 
disabilities. 

 
Manufactured Homes, Temporary Office Trailers, or any other type of mobile building placement 
must be reviewed by the Churchill County Building Department and may require issuance of 
placement permits. 

 
Churchill County Building Department will require the submittal and issuance of a building permit 
along with in-process inspections at all stages of construction for all structures constructed on this 
site. 
 
No building construction or placement of any structure may be started prior to an issued building 
permit by the Churchill County Building Department. 
 
All plans and construction will be required to meet or exceed the 2018 International Building Code, 
the 2018 Uniform Plumbing Code, the 2017 International Code Council A117.1 Standard for 
Accessible and Useable Buildings and Facilities and all Churchill County Municipal Code 
requirements. 

 
If questions arise, or if I may be of further assistance, please contact me. 
 
Sincerely, 
Marie A. Henson 
Building Official 



You don't often get email from dean.patterson@churchillcountynv.gov. Learn why this is important

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: Dean Patterson
To: Chris Spross; Diane Moyle
Subject: FW: Representative Motor Firings
Date: Wednesday, July 26, 2023 4:03:40 PM

NV Energy comments for the Pallas rocket testing SUP
 
Dean Patterson, Senior Planner
Churchill County Public Works, Planning, & Zoning
Off. 775-423-7627|| Dir. 775-428-0256 ||  dean.patterson@churchillcountynv.gov
155 N. Taylor, Suite 194, Fallon NV 89406
 

From: Sullivan, Mark (NV Energy) <Mark.Sullivan@nvenergy.com> 
Sent: Wednesday, July 26, 2023 8:43 AM
To: Dean Patterson <dean.patterson@churchillcountynv.gov>
Subject: FW: Representative Motor Firings
 

 
Hi Dean,
 
Thanks for the follow up on this item. Our team has reviewed the possible impacts of the testing
facility and don’t believe there will be any adverse impacts on our existing powerline.
 
Again thank you for including NVE in on the review.
 
Mark Sullivan
Land Use Advisor
NV Energy
(775) 420-7722
mark.sullivan@nvenergy.com
 
 

From: Dean Patterson <dean.patterson@churchillcountynv.gov> 
Sent: Tuesday, July 25, 2023 10:57 AM
To: Sullivan, Mark (NV Energy) <Mark.Sullivan@nvenergy.com>
Subject: [INTERNET] FW: Representative Motor Firings
 

THIS MESSAGE IS FROM AN EXTERNAL SENDER.
Look closely at the SENDER address. Do not open ATTACHMENTS unless expected. Check for
INDICATORS of phishing. Hover over LINKS before clicking. Learn to spot a phishing message
Hi Mark.  Here are the rocket videos.
 

mailto:dean.patterson@churchillcountynv.gov
https://aka.ms/LearnAboutSenderIdentification
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mailto:chris.spross@churchillcountynv.gov
mailto:diane.moyle@churchillcountynv.gov
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mailto:mark.sullivan@nvenergy.com
mailto:dean.patterson@churchillcountynv.gov
mailto:Mark.Sullivan@nvenergy.com
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Highlight
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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.

Dean Patterson, Senior Planner
Churchill County Public Works, Planning, & Zoning
Off. 775-423-7627|| Dir. 775-428-0256 ||  dean.patterson@churchillcountynv.gov
155 N. Taylor, Suite 194, Fallon NV 89406
 

From: Sean Pitt <sean@pallas.inc> 
Sent: Tuesday, July 25, 2023 9:59 AM
To: Dean Patterson <dean.patterson@churchillcountynv.gov>
Cc: Chris Spross <chris.spross@churchillcountynv.gov>; Jacob Sweers <jacob@pallas.inc>; Andrew
Kreitz <andrew@pallas.inc>
Subject: Representative Motor Firings
 

 
Hi Dean,
 
Over the course of the year, we would plan to fire three sizes of motors at various times. I have
included the rough number of times as well as a representative exhaust cloud here.
 
1 Pound Motor

Frequency: ~400 tests per year (grouped on testing days)
Representative Video:  https://www.youtube.com/watch?v=6L1SoS7O8Bo

 
~70 Pound Motor

Frequency: ~60 tests per year
Representative Video: https://www.youtube.com/watch?v=JOwowziBXXM

 
~900 Pound Motor

Frequency: ~20 test per year
Representative Video: https://www.youtube.com/watch?v=q4wSkEOjwyg

 
Thank you and let me know if this gives you the context you need for visuals on the exhaust plumes.
 
Sean
 
 

This email, including attachments, may contain highly sensitive, confidential, proprietary or valuable information. It is
intended only for the designated recipient(s) named above. Any unauthorized use, reproduction, forwarding or
distribution of this transmission, including attachments, is prohibited. If you have received this communication in
error, please immediately notify the sender and permanently delete any record of this transmission.
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Modern Defense Production

Churchill County SUP Presentation



New Company Name



A New, Agile Defense Prime

Founded by three former SpaceX employees in late 2022

Castelion exists to do defense production better - building 

defense hardware faster and at a 10x+ reduction in cost

We focus on:

§ Agile Hardware Development

§ Products Designed for Manufacture at Scale 

§ Vertical Integration to Enable Rapid Progress



Churchill County + Castelion

Solid Rocket Motor Development Facility

Supporting critical national capability with low-cost hypersonic 

flight opportunities

Innovative, high-tech jobs – both manufacturing and engineering

Motors designed and built here are used for internal development 

Being a good neighbor is important to us – specific site was 

selected to ensure no nuisance  



Low-Cost Hypersonic Flight Test Capability

§ Low-cost motor development and hypersonic test opportunities

§ 1 lbs, ~50 lbs, and full Castelion 1.0 motors built and tested in Churchill County

§ Standard propellant formulation (APCP), proven for 70 years

Motor Length
10 feet

Overall Length
15.5 feet

⌀ 10”

Some variations in motor length 
and diameter will be made to 
optimize performance



Solid Rocket Motor Comparison



Solid Motor Development Facility – Parcel Map  

Parcel 009-29109
39°36'36.6"N 
118°59'39.2"W



Solid Motor Development Facility – Distance to Key Points

4.5 Miles to Hazen ~1 & 1.32 Miles to 
Nearest Wetlands



Solid Motor Development Facility – Full Site Layout

Parking

Gate

Earthen Berm

Gate

Existing Dirt 
Road

Separation 
distances exceed 
legal requirements



Site Infrastructure Examples

- Pallas proprietary and confidential -

Mix/Cast Area Mix/Cast Container Examples



Site Hardware 

- Pallas proprietary and confidential -

Pallas Propellant Grain Tester Motor Propellant Grain Tester StandMini Grain Tester



Site Infrastructure Examples

- Pallas proprietary and confidential -

Test Pad (Churchill version will include sound berm) Test Pad (during firing)



Compliance and Coordination with Local Authorities 

Castelion has retained Team ACS (Fire), Team UES (Environmental) and Kimley Horn (Engineering) in support of 

this project

Castelion will coordinate closely with the local Fire Marshal and Sheriff on the Fire Protection Plan and Emergency 

Response Plan to minimize our impact on local resources and maximize safety

Facility will be surrounded by high security fencing and feature 24/7 security monitoring

Castelion will comply with federal, state, and local permits required for this facility



Staff Report – Requested Deviation

In general, the staff report is reasonable and in line with our expectation of being a good neighbor.

Requested Deviation – Condition 6b (Size limit of rockets)

§ Current: Size limits of rockets of 12” diameter, or 1,000 pounds, or 12’ length

§ Proposed: Size limit of motors using 1,000 pounds of propellant

Castelion may use varying length and diameters to achieve optimal performance without impacting 

sound/exhaust. Limiting length or diameter is arbitrary, limiting propellant mass is reasonable





Churchill County 
Building Department 

 

155 N Taylor  St  Phone 775-428-0264 
Su ite  170  Fax 775-423-8185 

Fa l lon ,  NV 89406 www.Chur chi l lcou ntynv.gov 
 

Church i l l  County ,  N V is  an equal  opportunity  prov ider and employer  

July 20, 2023 
 
Chris Spross, Director 
Churchill County Department of Public Works, Planning and Zoning 
155 North Taylor Street, Suite 194 
Fallon, Nevada 89406 
 
RE: HOOPER MANAGEMENT BANCROFT ZONE CHANGE APPLICATION,  

  008-391-28 & 008-391-29 
 
Mr. Spross: 
 
Regarding the zone change application for 008-391-28 & 008-391-29 the Churchill County 
Building Department has the following comments: 
 

Nevada Division of Environmental Protection has notified us that there are areas in 
Churchill County that have been identified as having a slight possibility of mercury 
contamination. The mercury was deposited at much earlier times when the Carson 
River ran through areas of the County other than its current riverbed. 
 
Parcel 008-391-28 is within one of those identified areas, and when starting a 
construction project that disturbs the soil, NDEP needs to test your soil to determine if 
mercury is present. 
 
NDEP will test the soil and immediately determine if there is any contamination. 
 
If there is no contamination, no further action will be necessary. 
 
If mercury is present, NDEP will arrange for removal of the contaminated soil, and clean 
topsoil will be brought in for replacement. This will be paid for through the superfund 
program. 
 
Please contact Dave Friedman at 775-687-9385 or if Dave is unavailable, contact 
Rebecca Bodnar at 775-687-9545. 
 
They will schedule testing as soon as possible and answer any further questions you 
may have. 
 

Churchill County Building Department will require the submittal and issuance of a building 
permit along with in-process inspections at all stages of construction for any structures 
construction on these parcels. 
 



Churchill County 
Building Department 

 

155 N Taylor  St  Phone 775-428-0264 
Su ite  170  Fax 775-423-8185 

Fa l lon ,  NV 89406 www.Chur chi l lcou ntynv.gov 
 

Church i l l  County ,  N V is  an equal  opportunity  prov ider and employer  

No building construction may be started prior to an issued building permit by the Churchill 
County Building Department. 
 
All plans and construction will be required to meet or exceed the 2018 International Building 
Code, the 2018 Uniform Plumbing Code, the 2017 International Code Council A117.1 
Standard for Accessible and Useable Buildings and Facilities and all Churchill County 
Municipal Code requirements. 
 
If questions arise, or if I may be of further assistance, please contact me. 
 
Sincerely, 
Marie A. Henson 
Building Official 
 

 
 



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: Stewart Nichols
To: Diane Moyle
Subject: RE: "[EXTERNAL]"August 9, 2023 Churchill County Planning Commission applications
Date: Tuesday, August 01, 2023 11:41:34 AM

Diane, 
CC Communications has no objections to the Gummow Rd zone change application.
 
The Hazen project, the CC Communications main cable feeding the park is along the access road in
question.  If the developer would like it moved we would require a new easement somewhere on
the and the cable moved 100% at cost to the developer.
 
 
 
Stewart Nichols
Lead Engineer
CC Communications
Office: (775) 423-7171 ext. 1416
Cell: (775) 427-1295
stewart.nichols@cccomm.co

 
 
 
 

From: Diane Moyle <diane.moyle@churchillcountynv.gov> 
Sent: Friday, July 14, 2023 2:47 PM
To: NNDEngineering@swgas.com; Paul.Brown@swgas.com; Stewart Nichols
<stewart.nichols@cccomm.co>; Mark Feest <mark.feest@cccomm.co>;
benjamin.loar@charter.com; Armando.Grajeda@charter.com
Cc: Dean Patterson <dean.patterson@churchillcountynv.gov>
Subject: "[EXTERNAL]"August 9, 2023 Churchill County Planning Commission applications
 
Please review the attached applications and provide your response as soon as possible. Your help is
appreciated in processing these applications and providing information to the Planning Commission.
 

Diane Moyle
(note the new email address)
Public Works, Planning & Zoning Department
155 N Taylor Street, Suite 194
Fallon, NV 89406
775-423-7627, Extension 3
775-428-0259 Fax
 
Churchill County is an equal opportunity employer and provider.

mailto:stewart.nichols@cccomm.co
mailto:diane.moyle@churchillcountynv.gov
mailto:stewart.nichols@cccomm.co


Dean Patterson

From:
Sent:
To:
Subject:

AOL Mail!l <thesurveyo 11951 @aol.com >

Tuesday, August 1,2023 9:10 AM
Dean Patterson

Re: Fernley Business Park abandonment

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 lT
Department.

On Tuesday, August 1,2023 atOS:29:24 AM PDT, AOL Maillfl <thesurveyor1951@aol.com> wrote

The abandonment will eliminate the access easement. lt must be replaced with a private access
easement per the new map. lt should be a condition of approval. Per these conditions I approve this
abandonment.
Jeff Cruess
Churchill County Surveyor

On Monday, July 31 , 2023 at 1 1:38:53 AM PDT, Dean Patterson <dean.patterson@churchillcountynv.gov> wrote:

Hi Jeff * I thought we had sent this abandonment application to you before. I have to have the Staff Report finalized by
end of Weds, so hopefully I can work things through with you by then. Our code requires your approval. I can add
conditions to the abandonment if you see anything.

Fernley Business Park has a Merger and Resubdivision Parcel Map that was approved but has not yet been
recorded - so you have seen this road. The road comes off the highway in Fernley and crosses the County line
to get to the site.
We realized the road easement is public so they cannot gate it off. But they want to, and they are maintaining the
road, so they want to abandon the public road easement and have a private road easement in the same location.
Since they have not finalized the map, I am thinking this abandonment should be incorporated into the map. They
are already abandoning some utility easements. Appropriate notes, labels, and certificate changes would be
needed.
Our code does not specify the easement to be public or private, but making it private complicates things - mainly
who is entitled to use the road going into the future.
The County staff is OK with the abandonment of road since it ends in the middle of the site and can't really go
anywhere because of the railroad tracks.
Specific Question: Will this abandonment totally eliminate the easement? lf so, does a specific private road
easement need to be created BY THE MAP? I am thinking this would be the case - and would need to be a
condition of approval.

Please give me a call ASAP after you review the materials. Let me know if you need more documentation.

Thx

a

o

o

o

a

o

1

Dean Patterson, Senior Planner



Some people who received this message don't often get email from diane.moyle@churchillcountynv.gov. Learn why
this is important

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: Robinson, Chris (NV Energy)
To: Diane Moyle
Cc: Sullivan, Mark (NV Energy)
Subject: RE: [INTERNET] August 9, 2023 Churchill County Planning Commission applications
Date: Monday, July 17, 2023 10:10:48 AM
Attachments: Pallas Industries SUP Application.pdf

Hooper Management Bancroft Zone Change application.pdf
Fernley Business Park Abandon Easement application.pdf

Fernley Business Park, LLC Merger and Resubdivison Parcel Map:  All NV Energy facilities will remain
in easement, so no issue.
 
Comment:  Relative to the abandonment on Fernley Business Park, LLC Merger and Resubdivison
Parcel Map, how is Parcel 3 accessed if the easement is abandoned? The grant in Note 6 is only for
the benefit of parcels 1 & 2.
 
Comments for the other two elements should come from Mark Sullivan. I have copied him here.
 

From: Diane Moyle <diane.moyle@churchillcountynv.gov> 
Sent: Friday, July 14, 2023 2:44 PM
To: infofallon <infofallon@nvenergy.com>; Wagner, Matthew (NV Energy)
<matt.wagner@nvenergy.com>; Patino, Edgar (NV Energy) <edgar.patino@nvenergy.com>;
Robinson, Chris (NV Energy) <christopher.robinson@nvenergy.com>
Cc: Dean Patterson <dean.patterson@churchillcountynv.gov>
Subject: [INTERNET] August 9, 2023 Churchill County Planning Commission applications
Importance: High
 

THIS MESSAGE IS FROM AN EXTERNAL SENDER.
Look closely at the SENDER address. Do not open ATTACHMENTS unless expected. Check for
INDICATORS of phishing. Hover over LINKS before clicking. Learn to spot a phishing message
Please review the attached applications and provide your response as soon as possible. Your help is
appreciated in processing these applications and providing information to the Planning Commission.
 

Diane Moyle
(note the new email address)
Public Works, Planning & Zoning Department
155 N Taylor Street, Suite 194
Fallon, NV 89406
775-423-7627, Extension 3
775-428-0259 Fax
 
Churchill County is an equal opportunity employer and provider.

mailto:diane.moyle@churchillcountynv.gov
https://aka.ms/LearnAboutSenderIdentification
https://aka.ms/LearnAboutSenderIdentification
mailto:Christopher.Robinson@nvenergy.com
mailto:diane.moyle@churchillcountynv.gov
mailto:Mark.Sullivan@nvenergy.com
http://aka.ms/LearnAboutSenderIdentification



Planning Department
155 N. Taylor St, Ste. 194, Fallon, Nevada 89406


Off . 77 5-423-7 627 I I F ax 77 5-428-0259
http :l I nv -churchi I lcounty. civ icp I us.com


General Application Form


X


** Ih,b application is IVOf a permit. ** ** Please printto he readable. **


** You will also need to attach the forms that are specific to your project. *r


BRIEF PROJECT DESCRIPTION :


PERMIT INFORMATION


Pallas Industries Solid lMotor Ground Testing Site


(1.E. - Speedy Mart expansion, Jones 4-lot land division, Riveredge Planned Development, etc.)


RR-20 - Prooosed lndustrial
Zoning District(s): ' 


Use Table Listing (CCC 18.08.250): Combustion Testino Review Reqd.: SUP


List all Supplemental Application Forms needed for this project and attach them. (See Page 2 for assistance.)


N/A N/A N/A


PC HEARING (See submittal schedule for assistance.) ! N/A Desired p31s; August 9 Submittal Deadline: July 7 ,2023


APPLICANT INFORMATION


The person's siqnature below attests that they have reviewed the application materials and wish to pursue or allow the requested


changes to the property. A govt. leaseholder attests that the requested changes are allowed within their aooroved lease. Persons signing


below verify that the application n information is true and accurate to the best of their knowledge. I/OIE We cannot accept applications


for projects that do not have a signature by the property owner, public lands manager, or govt. leaseholder, with limited exceptions.


ftr'u,,t
Owner E I Govf. leaseholder A Applicant (if not owner) [J Repre sentative/2nd Owner/Other


Name (& title): Andrew Kreitz, CFO


Organization (if any): Pallas Industries, lnc


Phone #s' (714\943 5440


Name (&


Organization (if any):


Phone #s:


E-mail:


ling Address:


Date:


PROPERTY INFORMATION


Project Address(es):


Churchill County Parce! Numbers:


A. 009-29109


()
[- E-mail: andrew@pallasindustries.com


Mailing Address: 6822 Woodrow Wilson Drive


Los Angeles, CA 90068


Signature'.


Date: July 6, 2023


No address on road along power lines NE of Hazen
Nearest lntersection. N/A (unnamed roads)


tt 640 acres.


B.


c.


ll _ acres.


ll _ acres.


Fronting Co. Road? X NO tr YES Fronting State Hwy? X NO tr YES Fronting TRACC Trail? XNO ! YES


Sewer orWater Svc. Area?fit NO n YES Fronting SewerMater Line?X N0 ! YES Well Protection Area? E NO D YES


NAS Fallon Overlay? tr NO ! YES NAS Fallon Noise Area? X NO D YES 100-yr Floodplain? X NO ! YES


(Ask staff or see Co. WebMaps for assistance with determining whether these special areas and their special rules apply)


(FOR STAFF USE ONLY - SEE PAGE 2)


DATE RCVD: INITIAI.,S: FEE: $


Page 1 of 2







Planning Department
155 N. 1'aylor St., Ste. l94, Fallon, Nevada 89406


off. 7 7 5 -423-7 627 I / I; ax 7 7 5-428-0259
http : //nv -churchi I Icounty. c i vi cplus. corn


Supplemental
S ial Use Permit (SUP) A lication


** Ihis application rb lloIa permit. ** * Please printto be readable. *


BRIEF PROJECT DESCRIPTION: Pallas lndustries Solid Motor Ground Testing Site


Use Table Listing (CCC 16 08.250): Combustion Testing (Use same description and listing as on General Application)


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


E CfUfnru (Most projects) ! Ue.lOn flarge projects, power plants, etc.)


n AOmlruSfRATlvE (except that 2ND Permanent Dwelling * I..rr.o, Dwelling use a separate form)
NOTE: HOME BUSINESS SUP (MINOR) uses separale form


TYPES OF SPECIAL USE PERMITS


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


Whether or nol 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 thal 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
o Ausethatisa MajorTrafficGenerator(over500kipsperdayorS0peakhourkips(1 visit=2trips, 1in& l out))
. The use of hazardous or pollution substances
o 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. d!!
other tvpes 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 Uinor 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 Maior 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 ltems:


E General and Supplemental application forms n Fee


EI Site Plan showing the site and project elements, and other drawings needed to itlustrate the project


E Any documentation needed to support your request


fl State and Federal Permits or applications for them
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QUEST'OI'JS FOR Att SPEC'AL USE PER'I,"TS


The questions below are oriented around the five $l 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. Alternativelv. vou mav submit a written document to provide your "Summary"
and "Additional lnformation" 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.


o lf you are applying for the Administrotive 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).


o lf you are applying for the Mojor SUP, also fill out the Additional Questions for Major SUP sheet (page 5).


Summorize your projed: lnclude 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.


See written nanative


cf
7. The project "ls compatible with the existing surrounding lond uses ond development."


Are there residentiol uses nearby?
nearby residential areas, and how far away they are from the p


Are there ruOru-residential uses nearby?


a


o


@
ro iect


@
YES> Describe below the


s ite.


YES> Describe below the
nearby non-residential uses, and how far away they are from the project site.


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


o Will your project place people next to existing farming, ranching, or livestock
operations? tlE YES> Descrbe 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 % mile setback from highways.
See CCC L6.L6.O20.2


Provirle edditionel informatinn far Crifprinn 'l recnnnsos'


See written narrative
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2. The projed "ls in substantiol conlormonce with the master plon ond policies and will be constructed and
operoted in full complionce of this code."


NOTE: The primary Moster Plan oolicies that deal with new development are in the Land Use chapter
(Ch. 11), and particularly Goal LU 2 and its Policies. These address 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.
o 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.
c 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.


Provida additianal infarmalian far Crilarian 2 raenaneac'


See written narrative


3. The projed will be constructed and operated in o manner thot will not overburden public seruices and
infrastructure.


. Dexribg. 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.)?


o Will approval increase the use of public sewer and water facilities (roads are below)?
r Will the project use large volumes of water?
o For each item ohove for which vou onswered YEi. describe it below, and how you will


effects on County services, infrastructure, or water supply.


Provide additional information for Criterion 3 responses:


NO


a


fii-dl


@
red uce the


@
YES


YES


See written narrative
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4. The project "Adeguotely mitigates rood ond tralfic impacts generoted by the construdion dnd build out of
the project."


. Will the project access directly onto a county- or state-maintained road? @l 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 & l out) 2lo 4 trips per day (typically less)


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 d resnonses'


See additional narrative


5. The project "Does not creote adverse environmentol impocts, including, but not limited to, noise, glore,


fumes, and odor that may be detrimentol either to public heolth, public safety, or generol weffare of the
persons or property in the vicinity or the wildlife and/or noturol resources."


NOTE: ln answering the questions below, consider the neighboring uses described in your responses


o


o


to Criterion 1. ln addition, consider the wildlife and natural resources described
Does wildlife come on or near the property?


below.


@o


o


o


a


a


a


a


a


o


o


o


a


Are there areas of water ponding, marshy land, rivers, or dry streambeds on or near
the property; or thickets oftrees or shrubs on or near the property?
Will the project generate noise lrom outside activities or excessive indoor noise?
Will the project generate lorge volumes of traffic or require large truck troffic?
Will the project cause sun glore f rom shiny surfaces or include exterior lightinefffil
Will the project generate/urnes from combustion or chemical processes, generate
waste, or hold products that may decompose?
Will the project generate dust from clearing and grading, especially in the wind?
Will the project operate ofter normal business hours or on weekends?
Will the project sell alcohol in either open or closed containers?
Will the project use or store hozordous, combustible, or explosive materials on-site?
Will the project store large quontities ol materials, equipment, or vehicles outdoors? @)
For eoch item obove for which vou dnswered YES describe it below and discuss how you wil
effects on the public, neighbors, and wildlife.


Provide additional information for Criterion 5


YES


B
YES


fEStE
UEsl
YES


@


NO


NO


@
YES


NO


NO


NO


@
NO


YES


I reduce the


See written narrative
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APPLICANT AFFIDAVIT
State of Nevada


SS.


County or Church.\\


being duly sworn, deposes and states that:
1) l/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, kue
and conect to he best of my/our knowledge and belief;


3) That the zoning ordinances for a special use permit have been read, understmd 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.


Signed and sworn to before me on (date) 5u'\.^ 1Yh , Zc7,<


Arn.\ \rP t r )


'(--


Notary


by


l&\ ALEXAROBINSON


Wffiifffififfidrufd
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6)


Signed: <=-







Gnurchill
Gounty


Est


Planning Department
155 N. Taylor St,, Ste . 194, Fallon, Nevada 89406


off. 77 5423 -7 627 I I F ax 77 5428-0259
htp : //nv-chtrchillcounty. civicplus. com


Zoning Review Application Form


BRIEF PROJECT DESCRIPTION:
Pallas lndustries Solid Motor Ground Testing Site


(Use same description as on Crenenal Application Form)


Al-,1 USES Deot. sienoff


llse Table Listing (CCC 76.08.250): Combustion Testing Review Needed: SqP


c The followino alwavs reauire o Special tJse Permit (circle those thot apply ond see SIJP opplication)


24 hour or night businesses Use of large volumes of water Alcohol Soles Public Health & Sofety


MoJor Traffic Generator (S(fi+ trips or 250 visits/day)


Setbocks. & Height Standards: Front: Sides:- Height:-
(See Tables in CCC 16.15.020.1)


Leaal and Phvsical Access: Direct frontage? Yes (!EDO easement + 20' driveway? Yes (M)


(See CCC 15.16.010.1)


Parklna and Loodina (CCC 16.16.020.5)


Parking spaces required : I


Gravel will be placed under parking area


/provided Disabled reqd.: / provided:


Loading space required? No @ > Describe it: Loading/unloading will take place within fence lined area
Io


o


Water Riahts-Qedication: (CCC 14.04.020. B)


. Acres of surface water rights on property?


Friction zone bufferina: Clrcle those thot dpply (CCC 15.16.020.21


Single Family Residential (SFR) to Commercial


Commercial to lndustrial


Residential or commercial adiacent to existing agriculture


Describe your plan: Area is 1.3 miles from nearest railroad and wetland


lf none, PsYffient-in-lieu' No well proposed


SFR to Multi-family


SFR to lndustrial


SFR to maior arterial


nk Yards, Landfill, Brothel, Explosion/Combustion Testing)


w R m r ft fl ifi ; roTltrililiIfid l fr l lolTsfll rrl lrlTrir*J


Commercial / lndustrial / Multi-Farnily


Screenina of outdoor material storaoe oreas: 6' view obscuring fence (higher if needed)
(See CCC 16.15.020.2 / does not apply to product display)


Slqnaoe (CCC 15.15.020.5)
C:1. C-2, & lndustrial Zones


Freestanding - allowed total maximum area for zone:


None proposed


Proposedpolesignheight:-Proposedpolesignarea:-
Proposed ground sign height:- Proposed ground sign area:


Wall (10% max) Proposed area: Projecting (8 SF max) Proposed area: 


-


Other Zones - Provide details


Londscooina Clrcle proposeduse: Commercial @! Multi-family MH park RV park


Parking lot trees required (1 per 15 spaces):-9- Provided: 0


Buffer for adjacent residential uses required? Iilil Yes > Details: 


-


Buffer for street frontage required? GEf Yes > Details:-
BUffer fOf ffiction ZOneS reqUired (See abOVe):(Ml YeS > Details' Sits b sufrcienuv distant fom friction zonos (railroad and we(land)


None needed


o


o


o


o


Additional I nformation
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A PALLAs


Pallas Industries, Inc.


Written Narrative for Special Use Permit
Churchill Count), NV


Proiect Summarv:


Pallas Industries, Inc (Pallas) seeks to operate a low-volume solid propellant production and motor
test facility in Churchill County, Nevada. The company was founded by three former SpaceX
Ieaders to deliver low-cost next generation defense capabilities at a high production rate. The
proposed Churchill County facility will be used in support of the development of low-cost, next
generation American defense capabilities. Pallas expects to create l2+ local jobs in the first tno
years of operation at an average weighted hourly wage of $45.67 as part of this project.


The proposed project site layout, which is included in this application for a special use permit,
utilizes a container-based concept to demonstrate the rapid deployment of test and production
capabilities of solid rocket motors. The site exists on a 640-acre parcel of land, of which Pallas
will immediately control 5 acres, with an option in our lease agreement to lease or purchase an
additional section of the parcel if other parties are seeking to develop the immediately adjacent
land within the parcel.


The project will utilize up to six 2O-foot and four 4O-foot shipping containers as the primary
infrasffucture, some of which have been professionally upgraded to support Pallas' use. Those
which are not upgraded are used exclusively for storage.


, One container is used for utility (power/networking)
. Two containers are used for general storage
. Two containers are used for hazardous material storage (situated on concrete retention


pads)
. Two containers are used for propellant casting operations


' One temporary structure such as a mobile office trailer is used for office space


' One ternporary structure such as a mobile washroom trailer is used for washrooms
. Water will be stored in vertical cylindrical storage tanks on site
. Nine parking spaces will be available, including a single handicapped parking space
. High security fencing (at least 7' tall with anti-climb features) and a24/7 security system


will be installed at the site with local armed response


The primary use of the proposed facility is for the storage, mixing, casting, and ground testing of
low quantities of ammonium perchlorate composite solid rocket propellant (APCP), a standard
propellant formula for solid rocket motors that has been used and widely understood for the past
50 years. No flight activities will occur at this site. All flight tests will take place at other locations.


No facilities curently exist on the site and the construction of new buildings is not planned at this
time. For any such fuhrre construction, Pallas will consult and comply with appropriate local
permitting requirements.


The number of employees accessing the site will be no more than ten at any one time for specific
operations such as ground motor testing, but typically two or fewer employees will access the site
on any given day. The hours of operation will typically be 8:00 AM - 6:00 PM. though the site







will not be used every day of the month and will on rare occasions require use during hours outside
of this window.


No State or Federal permits are expected to be required for the proposed activities due to the
quantities of rnaterials being used on site falling below the amounts required for such permits.
Approval of the site activities are required before propellant mixing operations by the local fire
authority having jurisdiction. Pallas has engaged a third-party fire engineering finn to prepare a
fire report on the site, which is attached as an addendum to this special use permit.


Out of an abundance of caution, Pallas will order a Phase I Environmental Study of the site prior
to beginning our activities and complete a Phase II Environmental Study upon completion of the
use of the site and has retained Reno-based UES to support environmental compliance. The
company will also purchase and maintain environmental insurance in the sum of $1,000,000 to
cover any unlikely cleanup costs associated with our use.


Criterion I + Additional Information:


7. Ihe prcject 'ls compotible with the cxisting sunounding lond uses ond development.'


o


o


Are there residentiol uses nearby?
nearby residential areas, and how far away they are from the
Are there NOU-residentiol uses nearby?


@
oroiect,@


YE$ Describe below the
site.


YES> Describe below the
nearby non-residential uses, and how far away they are from the project site.


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


r Will your project place people next to existing farming, ranching, or livestock
operations? INO| YES> Oesczbe below how you
will protect the existinS 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 % mrle setback from highways,
See CCC 16.16.020.2


The proposed project is compatible with the existing surrounding land uses and development with
no residential, non-residential, farming/ranching or livestock operations nearby. The location for
this activity is over 4.5 miles from the nearest town of Hazen, NV. During standard daily use, the
site will not generate any unusual noise, smells, or other objectionable characteristics. During
infrequent ground motor tests of the solid rocket motors produced at the site, the activity will
produce up to l5 seconds of noise and smoke related to the tests. In order to limit the impact of
these motor tests to the sumounding area, Pallas is taking significant action to mitigate the sound
created by these rlotor tests. The primary acoustic pressure mitigation efforts involve the use of
an earthen berm surrounding the motor test stand and pointing the motor test stand away from the
nearest wetland and railroad activities (-1.32 miles East of the project location) such that the
conservative expected sound levels during the test activities will be less than or equivalent to the
sound of a normal conversation (-60 dBA) at these sites and functionally indiscernible at the
distance of the nearest town (Hazen, -4.3 miles).


The proposed project site is compatible and compliant with County regulations goveming the
distance of the proposed activity from the nearest railroad and highway activities (must be greater
than % mile), with the nearest railroad over 1.3 miles away and the nearest highway 4.2 miles
away.







The table below presents the acoustic pressure (dBA) of a 30,000 lbf thrust engine over various
distances, both with and without the proposed mitigation. The table below is highly conservative,
as Pallas currently plans to build 18,000 lbf thrust engines at the site (not 30,000 Ibfl but is intended
to ensure no impact to the surrounding uses. AIso included below is a Yale University table
providing context to the acoustic pressure table provided by Pallas.


Decibel Level Comparlson Ghart


Miles dBA Raw dBA Mitigated
0.5 93.5 72.5


1.2 87.5 55.5


1.9 84 63,5


2.5 81.5 50.5


3.1 79.5 58.5


3.7 78 57


4.3 76.6 55.5


5 75.5 54.5


5.5 74.4 53.4


6.2 73.5 52.5


Sound Pressure Leyel - 30,000 lbf Thrust Engine


E nvironruental lirrirr dBA
Iet en*rne al I O0' r40


Paln Beglne t 25


Pneumatic chipper at ear 120
Chain sau/ at 3' ll0
Power moler to7
Subway train at 200' 95
Walkman on 5/10 94
I^e-tel at which sustained
?xposure mav result in hearing
lass


80-90


City Traffic 85
felenhone dial tone 80
Chamber music, in a small
ruditorium


75-8s


Vacuurn cleaner 75
Norrnal conversation 6A-70
Business Office 60-65
Household re fri serator 5s
Suburban area at night 40
Whisper 25
Ouiet natural area with no wind 20
Ihreshold of hearins 0







Criterion 2 + Additional Information:


2. The projed ols in substontiol conformonce with the moster plan ond plicies and will be constructed ond
opemted in full complionce of this code."


NOTE: The primary Moster Plon oolicies that deal with new development are in the Land Use chapter
(Ch. 11), and particularly Goal LU 2 and its Policies. These address 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.


o Attoch the Zoning Review form which dealswith Coglglgp. The form comes with a cheat
sheet to help guide people through the major requirements of the Zoning Code.


o Descfibe 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-1Q A-5, E-1, R-1, and R-2 zones must be approved by the Planning Commission
in an SUP, so be surc to include them in this permit.


The proposed project is in substantial conformance with the master plan and policies and will be
constructed and operated in full compliance of the code. Pallas has attached aZoningReview form
along with this special use permit application. Nine gtravel parking spaces (including one
handicapped parking space) will be included at the site. Outdoor storage of shipping containers
will be in line with the industrial zoning standards and this special use pennit. No road signage is
proposed except for no trespassing signs. Light grading will occur at the site to level the area rvhere
equipment is stored (-l acre) and concrete pads will be installed under the hazardous materials
storage areas as required by the National Fire Protection Association guidelines and Nevada
Adminisffative Codes governing these activities.


Criterion 3 + Additional Information:


3. The prcject will be anstructed ond operoted in o monner thot will not overburden public seruiccs oad
inlmstructure.


o Describe below how sewer and water services will be provided for the project, and where they will be


a


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.)?


o Will approval increase the use of public sewer and water facilities (roads are below)?
o Will the project use large volumes of water?
c For each item obove for whidr vou onswered YES. describe it below, and how you will


effects on County services, infrastructure, or water supply.


NO


The proposed project is being constructed and operated in a manner that will not overburden public
services and infrastructure. Bathroom and water services will be provided with temporary mobile
accommodations due to the temporary nature of this initial project design. At the time that
permanent infrastructure for work will be installed at the site, Pallas will come back to the County
to request pennits to support well, septic tank and leach field infrastructure deployment. The
project will not use large amounts of water - no part of the process of building or ground testing
motors requires large amounts of water.


@
ffi


reduce


YES


YES


the







The proposed project will require close coordination between Pallas and the local fire authority.
As part of Pallas' standard practice of complying with the National Fire Protection Association
(NFPA) and Nevada Adminisrative Codes (NAC) governing these solid rocket motor test and
hazardous material storage activities, Pallas will seek and receive approval from the local fire
authority of our storage layout and fire safety plan prior to storing any hazardous materials onsite.
Pallas will also comply with requirements to train staff and clearly identifu hazardous materials
stored onsite. Pallas will also notit/ the local fire authorities in Churchill County prior to any full
motor ground fire test to ensure local resources are not overly burdened by errant calls to the site
when smoke is intentionally created. A full detailed report on the steps Pallas will take to ensure
fire safety on the site has been included as an addendum to this application.


The proposed project will feature high security fencing and a 2417 remote security system, which
will be monitored and notif,, private security in the event of an attempted security breach at the
site. The fencing will feature warning signs against trespassing and of the existence of hazards at
the site. As required by law, the company will notifu both the local police and ATF in the event of
a security incident involving the removal of hazardous materials from the site, but all hazardous
materials will be stored behind the security fence in steel metal containers, so the possibility of
such an event is minimized. The use of private security response is intended to limit or eliminate
an increased use oflocal police resources.


Criterion 4 + Additional Information:


4. The prcied "Adequotely mitigotes rood ond tmfftc impocts genemted by the construction ond build out ol
the projed."


o Will the project access directly onto a county- or state-maintained road? @) 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): 2 lo 4 trips per day (typically less)


NOTE: Projects with more than 80 peak hour trips or 5OO trips per day usually require a Traffic Study
PJease contact a Traffic Engineer and summarize their findings.


Descrfbe 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 additianal for Criterion 4 resoonses:


See additional narative


Pallas has designed the proposed project to adequately mitigate road and traffrc irnpacts generated
by the consffuction and build out of the project by utilizing a container-based temporary
infrastructure design. The expected number of trips per day is expected to be an average of four or
fewer. For certain activities such as ground motor tests, which are planned to occur no more than
a few times per month, the expected number of trips per day would increase to up to ten. The only
trucks traveling to and frorn the site would be for the initial deployment of the shipping containers
on the site and the removal of motors frorn the site for flight tests - ongoing daily access via truck
is not required. In the event of damage to the dirt road used to access the site, Pallas will make


o


o


o







reasonable efforts to rnaintain the road. Pallas will work with the County and Tolles Development
Company to ensure access to the site via easement and use of the gravel road to the site fiom
Hazen.


In the event of future expansion of the site, including expanded use of the roads by employees,
deliveries, and tmcks, Pallas will notifli the County, seek appropriate permits, and make required
improvements.


Criterion 5 + Additional Information :


5. ?ihe proJea oDoes not creote odverse envlronmentol lmpocts, lncludlng, but not llmited to, noise, glare,


fumes, ond odor thot moy be detrlmentol etther to publlc heolth, publlc sofcty, or generol wellore of the
persons or property tn the vlclnlty or the wildllle ond/or no?urol resources.o


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


Does wildlife come on or near the property?
below.


@ YESo


a


a


o


a


a


frEslE
UEs|
YES


@
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? tl0 trl
Will the project generate nolse from outside activities or excessive indoor noise? J9. trS|
willtheproiectgenerate lorge volumes oftrolficorrequire lorgetrucktrofflc? _ tE YES
Will the project cause sua glare from shiny surfaces or include exterlor lightingl[Ol YES


Will the project generatefumes from combustion or chemical processes, generate
wqste, or hold products that may decompose? NO


Will the project generate dust from clearing and grading, especially in the wind? NO


Will the project operate ofter normol business hours or on weekends? NO


Will the proiectsellalcoholineitheropenorclosedcontainers? @
Will the project use or store hozordous, combustible, or explosive materials on-site? NO


Will the proiect store lorge quontltles of moterlals,equipment, or vehicles outdoors? lfi6l
For eoch item above for whlch you onswered YES, desqibe it below and discuss how you will
effects on the public, neighbors, and wildlife. /


Provirh addifional information for Crilerinn 5 reqnanses'


reduce the


See written narative


The proposed Pallas site is exceedingly remote, and as such no impact on neighbors whatsoever
is expected.


The expected environmental impacts are as follows


Noise:


No significant or unusual noise is expected to be generated at the site99%o of the time it is in use.


However, several times per month, Pallas will conduct ground motor testing of the motors
produced at the site. These tests will last for no longer than l5 seconds at a time and will generate


noise at the levels stated in the Criteria I written narrative. To help further mitigate the noise
created by these ground motor tests, Pallas will orient the motor's directiorr such that the nozzle
fires away from the nearest neighbors. railroads, and wildlife areas, and will use an earthen berm
to block testing noise.







Combustion Fumes:


No significant or unusual fumes are expected to be generated at the site 99o/o of the time it is in
use. However, several times per month, Pallas u,ill conduct ground motor testing of the motors
produced at the site. These tests will last for no longer than l5 seconds at a time and will generate
a cloud of white smoke resulting from combustion and steam. The smoke cloud created by ground
motor tests will be roughly 80' long, 20'wide and 20' tall (rising quickly to an altitude of 300+
feet) and should dissipate rvithin minutes following the ground motor test.


The constituents of the exhaust produced by the motor tests are CO, COz, Nz, HuO, HCl, and AlzOr,
of which HCI is classified as hazardous. During a calendar year of motor testing, Pallas intends to
burn approximately I 1.3 tons of propellant, resulting in2-59 tons of HCI emissions (below the l0-
ton limit after which a permit is required). For context, each Space Shuttle flight launch emitted
253 tons of HCI per launch (nearly l00x more than Pallas will emit in a whole year). Pallas has
retained Reno-based UES to support environmental compliance. Copies of the study completed by
UES to determine environmental permits needed will be provided to the County (none are expected
to be required due to the low volume of materials used), and any permits required to begin motor
testing will be provided to the County. The full exhaust constituent list and percentages can be
found below.


Dust:


No significant or unusual dust production is expected at the site, except during initial, limited
grading of the land to accommodate the shipping containers and parking area. No firrther
significant dust generation is expected during standard use.


Operations after Business Hours:


Pallas expects to occasionally have employees on site for operations outside of normal business
hours, including weekends and on rare occasions after dark. If any rare nighttime activities are
conducted, sufficient temporary lighting will be provided at the site via temporary generator lights,
but such lights will not be left on after employees have left the site. However, due to the site's
location being exceedingly remote with no residential neighbors, no nuisance is expected to any
third parties.


11.3 Tons


CO 23% 2.599
co2 L4% 1.582


N2 9% T.O7T


H20 1,2% 1.356


HCI 23% 2.599


AL2O3 19% 2.L47


Expected Tons of Propellant Burned
per Calendar Year


Emissions % ol Exhaust Tons per Year







Storage of Hazardous Materials On-Site:


The followingHazardous Materials will be stored on-site (a full drawing of exactly rvhere on the
site plan is included in the attached site plan):


Once it is created onsite, the Arnmonium Perchlorate Composite Propellant (APCP) is stored
sealed within rocket rnotor cases, within a steel shipping container on a concrete pad. The rocket
motor cases are only removed frorn the steel shipping container during rocket motor testing. The
ATF explicitly does not consider APCP to be an explosive.


The Ammonium Perchlorate (AP) is stored in sealed 55-gallon steel drums, located within a steel
shipping contaiuer situated on a concrete pad. The minimurn quantity necessary is removed frorn
an individual oxidizer drum and into a transport container for weighinglmaterial movement, bulk
containers are kept sealed unless material is actively being removed. Importantly, Pallas will only
use Ammonium Perchlorate with particle sizes greater than 40 microns at this site. AP with particle
sizes less than l5 microns are ahigh explosite (l.l Explosive Material) and as such will notbe
stored on site or used by Pallas at the proposed site.


The Aluminum powder is stored in sealed 55-gallon steel drums, located within the steel shipping
container used for weighing operation situated on top of a concrete pad. The minimum quantity
necessary is removed from an individual drum and into a transport container for weighing/material
movement, bulk containers are kept sealed unless material is actively being removed.


The above storage methods are consistent with the International Fire Code and National Fire
Protection Association Section I 125 (Code for the Manufactrue of Model Rocket and High-Power
Rocket Motors) guidelines and will be approved by the local fire authority prior to Pallas beginning
operations.


Ammonium Perchlorate
Composite Propellant


(APCP)


Propellant (APCP) Explosive -
Division 1.3


< 3,000 lbs


Ammonium Perchlorate
(AP' >40-micron) Oxidiz er 4 < 7,500 lbs


Alurninum Powder
(Al; 3O-micron)


Water Reactive 2


Pyrophoric
Combustible Dust


Product Narne IFC Hazard Classification Amount
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1.0 PROJECT DESCRIPTION


ACS Group (Consultant) has been retained by Pallas (Client) to conduct an analysis and generate a
report detailing the applicable requirements associated with the storage, handling, and use of hazardous
materials and fire prcfec'tion requirements for the pmposed Pallas Propellant Production project (Project)
located in Churchilt County, Nevada


The project will include the development of a cunenfly unoccupied and undeveloped fenced and secured
outdoor area to be utilized for the use of Amrnonium Perchlorate Composite Propellant (APCP) grains in


accordance with the speclfied applicable provisions of NFPA 1125, Code forthe Manufac:ture of Model
Rocket and High-Power Rocket Motors, and the lntemational Fire Code (lFC). The input chemicals
(Ammonium Perchlorate and Aluminum) are produced ofisite by the supplying vendor.


This project will also indude the static firing of Pallas-made solid rocket motors at an adjacent site as
depicted belor.


The project will utilize t,rro (2) 20-ft CONEX containers to house their weigh/mix slatem process. The
process will indude the coating of 3Gmicron aluminum povder with a resin binder, adding oxidizer and
vacuum casting propellant grains. Two (2) separate containers have been acquired fur the storage of
ammonium perchlorate (AP) and APCP. The site also features a small storage magazine for storage of
the motor initiators. Pallas is not cunently seeking to storc Class 1.1 materials on-site for this project.


Flgure 1 - Pallas Propellant Production - Prol*t Area
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Figure 2 - Pallas Prcpellant Prcduction - Shtic Firing Arca


The applicable Codes and Standards adopted by Churchill County, Nevada for this project arc as
follows:


o 2018 lnternationalBuilding Code (lBC)


. 2018 lntemational Fire Code (lFC)


o 2018 Uniform MechanicalCode (UMC)


. 2017 National Electric Code (NEC, NFPA 70)


r Churchill County local amendments


o NFPA 13, Standard for the lnstallation of Sprinkler Systems (2016)


o NPFA 69, Standard on Explosion Prevention Systems (2014)


o NFPA 72, National Fire Alarm and Signaling Code (2016)


o NFPA 400, Hazardous Materials Code (2016)


r NFPA 652, Standard on the Fundamentials of Combustible Dust (2016)


o NFPA 4&4, Standard for Combustible Metals (2015)


. NFPA 495, Explosive Materials Code (2018)


r NFPA 7O4, Standard System for the ldentification of the Hazard of Materials for Emergency
Response (2017)


. NFPA 1122,Code for Model Rocketry (2018)


. NFPA 1125, Code for the Manufacture of Model Rocket and High-Pourer Rocket Motors (2017)


I


n


Ir-1


I
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3.0 PROCESS DESCRIPTION


3.1 HazardousMaterials


The bllowing hazardo.rs materials arc pmposed brthe Pallas Propelhnt Produc'tion facility project:


A. The Ammonium Perchlorate (AP) is stored in sealed S5aalton steel drums, located within a steel
shipping contiainer situated on a concrete pad. The minimum quantity neoessary is removed
from an individual oxidizer drum and into a transport container for weighing/material movement,
bulk containerc are kept sealed unless material is actively being removed. Pallas uses only AP


with particle sizes greater than 40-microns. AP with particle sizes less than 1S-microns is a


Class 1.1 explosive and will not be used by Pallas for this p@ect.


B. The Aluminum powder is stored in sealed S5gallon steeldrums, located within the steel
shipping container used for weighing operation situated on top of a concrete pad. The minimum
quantity necessary is removed from an individuat drum and into a transport container for
weighing/material movement, bulk containers are kept sealed unless material is actively being
removed.


C. The APCP is stored inside finished rocket motors in a steol shipping container on a @ncrete
pad. The shipping containers are kept sealed unless motors actively being removed or added.


D. Finished rocket motors are storcd here prior to firing at the test site. The shipping contiainers are
kept sealed unless motors are actively being removed or added.


3.2 Weigh/Mix System - Casting Process


The Pallas Propellant Casting Process consists of the following key steps:


A. Metals are weighed into static shock safe containers and coated in binders.


a lnitial binder coating allows for mixing with minimaldust generation and reduces the
reactivity of the metals, reducing both dust generation and ignition potential.


B. Coated Metals, Plasticizers and Processing aids arc added to the Vacuum Mixer.


C. Mixer is run to both degas and homogenize the metal/binder. The mix equipment is shut down


D. Ammonlum Perchlorate is weighed and added to the mixer.


o The mix facility is cleared of personal, and the mixer is remotely activated.


Explosive - Division 1.3 < 3,000 lbs.


Oxidizer 4 < 7,500 lbs.Ammonium Perchlorate
(AP; >40-micron)


1,100 lbs.
Aluminum Powder


(Al; 3&micron)


Water Reactive 2
Pyrophoric


Combustible Dust
Combustible Liquid lllBHydroxyl-Terminated Polybutadiene ( HTPB r Resin


lsodecyl Pelargonate Combustible Liquid lllB
HX€78 Combustible Liquid lllB


Product Name IFC Hazard Classification MaxI


I
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The mix vessel is actively cooled and temperature monitored, mixing is done with 75C of
maryin to reaction temperatures.


E. Mixer is remotely stopped, a sample is taken, and mix properties are measured (i.e.,
density/viscosity).


F. Curing agents arc weighed and added to the mixer.


o The mix fiacility is cleared of perconal, and the mixer is remotely activated.


G. When the mix completes, mixing is shut down, and the APCP is transfened to the Vacuum
Casting equipment.


o The mix facility is cleared of personal, and the cast process is remotely ac'tivated.


H. When casting is complete, the Cast tooling containing the propellant is removed to the Magazine
to cure prior to process equipment being cleaned.


4.0 IFC REQUIREMENTS


The project shall comply with all applicable requirements specified below determined in accordance with
IFC Chapter 22 (Combustible Dusts), Chapter 50 (Hazardous Materials - General Provisions), Chapter
56 (Explosives and Fireworks), Chapter 63 (Oxidizers), Chapter O4 (Pyrophoric Materials) and Chapter
67 (Water-Reactive Solids and Liquids).


4.1 General Hazardous Materials Requirements


A. Per IFC S5001.1, Chapter 5O of the IFC shall apply to all hazardous materials, including those
rcgulated elsewhere in this code, except where specific requirements are provided in other
cfiapters, those specific requirements shallapply in accordance with the applicable chapter.
Where a material has multiple hazards, all hazards shall be addressed.


B. Per IFC 55001.3, where approved by the fire code official, buildings where hazardous materials
are storcd, used or handled shall be permitted to comply with this section as an alternative to
compliance with the other requirements set forth in IFC Chapters 51 through 67.


C. Explosives do not have to follor Chapter 50 requirements in accordance with IFC 55001.1,
Exception 8.


D. An operational permit is required for the manufacture, storage, handling, sale or use of any
quantity of explosives or explosive material. This report will serve as permit documentation
detailing the approach to satisfying project applicable IFC requirements.


E. The use, dispensing and handling of AP, and Aluminum powder shall be in accordance with IFC


s5005.


F. Safety data sheets (SDS) shall be available on the premises for hazardous materials regulated


by IFC Chapter 50. When approved, SDSs are permitted to be retrievable by electronic access.


G. Hazardous materials shall not be released into a sewer, storm drain, ditch, drainage canal, lake,


river, or tidal watenray; upon the ground, a sidewalk, a street, or a highway; or into the
atmosphere, unless such rclease is permitted by IFC S5003.3.
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3.0 PROCESS DESCRIPTION


3.1 HazardousMaterials


The blloring hazadous materials are proposed forthe Pallas Propellant Produc{ion facllity project:


A. The Ammonium Perchlorate (AP) is stored in sealed S5gallon steel drums, located within a steel
shipping contiainer situated on a concrete pad. The minimum quantity neoessary is removed
ftom an individual oxidizer drum and into a transport container for weighing/material movement,
bulk containers are kept sealed unless material is actively being removed. Pallas uses only AP
with particle sizes greater than 40-microns. AP with particle sizes less than 1S-microns is a
Glass 1.1 explosive and will not be used by Pallas for this projec'L


B. The Aluminum powder is stored in sealed S5-gallon steel drums, located within the ste€l
shipping container used for weighing operation situated on top of a concrete pad. The minimum
quantity necessary is removed from an individual drum and into a transport container for
weighing/material movement, bulk containers are kept sealed unless material is actively being
removed.


C. The APCP is stored inside finished rocket motors in a steel shipping container on a concrete
pad. The shipping containers are kept sealed unless motors actively being removed or added.


D. Finished rocket motors are stored here prior to firing at the test site. The shipping containers are
kept sealed unless motors are actively being removed or added.


3.2 Weigh/Mix System - Casting Process


The Pallas Propellant Casting Process consists of the following key steps:


A. Metrals arc weighed into static shock safe containers and coated in binders.


o lnitial binder coating allows for mixing with minimal dust generation and reduces the
reactivity of the metals, reducing both dust generation and ignition potential.


B. Coated Metals, Plasticizers and Processing aids are added to the Vacuum Mixer.


C. Mixer is run to both degas and homogenize the metal/binder. The mix equipment is shut down


D. Ammonium Perchlorate is weighed and added to the mixer.


. The mix facility is cleared of personal, and the mixer is remotely activated.


Ammonium Perchlorate Composite Propellant (APCP) Explosive - Division 1.3 < 3,000 lbs


Ammonium Perchlorate
(AP; >40-micron) Oxidizer 4 < 7,500 lbs.


1 ,100 lbs.
Aluminum Powder


(Al; 3O-micron)


Water Reactive 2
Pyrophoric


Combustible Dust
Hydroxyl-Terminated Polybutadiene (HTPB) Resin Combustible Liquid lllB


lsodecyl Pelargonate Combustible Liquid lllB
HX-878 Combustible Liquid lllB


Product Name rC Hazard Classification Max Quantity
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H. Smoking shall be prohibited within 2$ft of dispensing or open use areas.


l. Open flames and high-temperature devices shall not be used in a manner that creates a
hazardous condition.


J. lncompatible materials in storage shall be separated when the stored materials are in containers
having a capacity of more than 5 pounds or 0.5 gallons. Separation of incompatible materials
shall be accomplished by one of the following methods:


Segregating inompatible materials in storage by not less than 20 fuet.


lsolating incompatible materials in storage by a noncombustible partition extending not less


than 18 inches above and to the sides of the stored material.


Storing liquid and solid materials in hazardous materialstorage cabinets. lncompatible
materials shall not be stored within the same cabinet.


K. Visible hazard identification signs in accordance with NFPA 704 shall be placed at entrances to
eacfi container. Signage shall be maintained in a legible condition without obscuration. They
shall not be removed, unless for replacement. Signs shall meet the following requirements:


o Be of durable mnstruction


o Be of size, color, and leftering in accordance with nationally recognized standards


r Be in English as the primary language.


Explosives Requirements - APCP


A. Per IFC 55601.1.4, the storage, handling, and use of model and high-power rockets shall comply
with the requirements of NFPA 1122, NFPA 1125 and NFPA 1127.


B. NFPA 1127 shall not apply to this project as the proposed propellant process does not meet the
criteria to be defined as a high-power rocket.


C. Per IFC Table 911.1, explosion venting or prevention shall be provided for the APCP trailer
Explosion prevention shall be designed and installed in accordance with NFPA 69.


4.3 Oxidizer Requirements - AP


A. Per IFC 56304.1.5 the storage configuration of Class 4 Oxidizers shall be in accordance with
IFC Table 63M.1.5(3), reproduced below.


B. Per IFG Table 911.1, banicades shall be provided in rooms or spaoes with Oxidizer Class 4


solids for explosion control purposes. Banicades shall be designed and installed in accordance


with NFPA495.


a


o


O


Piles
Maximum length 10


Maximum width 4


Maximum height I
Minimum Distance to next pile 8


Storage Configuration Limits (feet)
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4.4 Pyrophoric Requirements - Al Powder


A. Storage of pyrophoric solids shall be limited to a maximum area of 100-sq. ft. per pile. Storage


shall not exceed S-feet in height and individual containers shall not be stacked (lFC 56401.1.2).


B. Aisles between storage piles, where required, shall be not less than 10 feet in width in
accordance with IFC S6401.1.2.


C. Per IFC S6405.2, where overhead construction is provided for sheltering of outdoor use areas of
pyrcphoric materials, the use areas shall be provided with apprwed automatic fire-extinguishing
system protection.


4.5


A.


B.


c.


5.0


Water Reactive Requirements - Al Powder


lndoor storage Kxlms or areas used for the storage of water-reactive solids shall be constructed
in a manner that resists the penetration of water through the use of waterproof materials. Piping


carrying water for other than approved automatic sprinkler systems shall not be within such
rcoms or areas (lFC S6704.1.3).


Per IFC S679t.1.5, indoor storage of water-reactive solids stored in quantities greater than 500
cubic feet shall be separated into piles, each not larger than 500 cubic feet. Aisle widths
between piles shall be not less than the height of the pile or 4 feet, whichever is greater.


Per IFC 56704.2.4, outdoor storage of water-reactive solids shall be limited to piles not greater


than 1,000 cubic feet.


FPA 1125 REQUIF


Pallas intends to crcate propellant that can be considered a motor reloading kit. As such, al! applicable


Chapter4 rcquirements shall apply to the project area.


5.1 ApplicableDefinitions


A. ltotor-Reloading Kit- A package designed and produced by a commercial manufacturer that


contains all the components and parts necessary to reload and reuse a reloadable model or
high-power rocket motor casing.


B. Itlxlng Buildlng. Any building used primarily for mixing and blending propellant, delay, or
ejection components.


C. l\loa process Butlding. Any office building, warshouse, or other building located in a rocket
motor plant where no explosives are processed or stored.


D. Process Building. Any building in which propellent, delay composition, or ejection composition
is mixed, pressed, or modified in any manner, or in which any modification is made to the model


or high-power rocket motor prior to its completed form, excluding interim storage, labeling, or
packaging of the completed motor in consumer packaging or in a container acceptable to the


DOT.


E. Storage Butldlng. Any building or structure in the rocket motor plant in which model rocket


motors or high-power rocket motors in any state of processing or finished model rocket motors
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or high-power rocket motors are stored, but in which no processing or manufacturing is actually
performed.


Applicable General Site Requirements


A. The site shall be sunounded by a fence or equivalent banier capable of detening entry by
unauthorized porcons. All openings in the fence shall have gates that shall be kept dosed and


securely locked when the prcduction prcoess is not in operation.


B. Process building shall be separated fom non-process buildings by distances specified in Table
4.6.2 - included belo,v.


'fahle l.ti.! Itinirntrrrr Separatiorr l)i..t.ln('c\ at Rtrkrt ltotor
Ilanrrlact rrrirrq Pl:rrr ts
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5.3 Process Building Construction


A. The interior surfiaces of walls and ceilings shall be smooth. Horizontal ledges and surfaces on


which dust can settle shall be minimized.


B. lnterior finishes shall be of noncombustible or limited-combustible materials. Materials used for
deflagration vent closures are not required to be nonmmbustible or limited-combustible
materials.


C. Floor and work surfaces shall not have cracks or crevices in which propellant, delay, or ejec,tion


composition can lodge.


D. Floor and work surfaces in mixing areas, processing areas, and pressing buildings shall be non-


sparking and shallutilize methods and materials to control the buildup and discharge of
electrostatic energy.
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5.4


A,


5.5


A.


B.


c.


Means of Egress


Means of egress in the process buildings shall comply with the following requirements:


1. For every point in every undivided floor arca of more than 100-sq. ft., there shall be at least
two remotely located means of egress.


2. Where prooess buildlngs are divided into rooms, there shall be at least two means of escape
ftom each room of more than 100-sq. ft.


3. Toilet rooms, where provided, shall be permitted to have only one means of egress,
provided the means of egress is located away and shielded from process areas.


4. tui unobstructed means of egress shall be located so that every point within the rtxlm or
undivided floor area is within 25-feet of a means of egress.


5. The routes to exits shall be direct and avoid circuitous paths.


6. Exit doors shall open outward and shall be capable of beirg pressure actuated from the
inside.


7. Workstations shall be placed to facilitate egressr.


Heat, Light, and Electrical Equipment


Unit heaters located in rooms where propellant, delay, or ejection composition or flammable


materials are being processed or stored shall be equipped with motors and electrical devices in


accordance with Article 500, NFPA 70 and Section 6.0 of this report.


Allwiring, switches, and electricalfixtures in rooms where propellant, delay, or ejection
composition or flammable materials are being processed or stored shall comply with NFPA 70.


Temporary or loose electricalwiring shall not be used.


Buildings or rq)ms that are used only for static motor tests shall not have to be equipped with


motors and electricaldevices in accordance with NFPA 70.


D. All preases and other mechanical devices shall be electricatty bonded and grcunded.


E. Allartificiallighting shall be elec'trically powered.


5.6 Occupant and Maximum Quantity Limitations


A. The number of occtrpantrs permitted in eacfi magazine or proosss building shall not exceed the


number required for the specific operation taking place. The maximum number of occupants
permitted in each magazine or prooess building shall be posted in a conspiorous location at all


entrances.


B. Labeling or packaging of complete motors shall not be considered a process.


C. No more than 500 lbs. of the combined weight of propellant, delay, and ejection composition


shall be permifted at any one time in a mixing room or process building or as determined by the


Authority Having Jurisdiction (AHJ).


D. No more than 5 lbs. of propellant, delay, or ejection composition shall be permitted in a pressing


rcom.
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5.7


A.


B.


c.


D.


E.


F.


Fire and Explosion Prevention


Spills of propellant, delay, or ejection composition shall be deaned up and desensitized or
removed immediately fiom the building.


All spilled or waste material shall be destroyed by buming in a manner acoeptable to the AHJ.


Rags, combustible scrap, and paper shall be kept separate from waste or propellant, delay or
ejection composition. They shall be kept in containers until rcmoved from the building.


Procedures and equipment shall be implemented to controlthe acarmulation and discharge of
electrostiatic energy in all manufacturing and processing areas. Only nonsparking hand tools


shall be used in areas where exposed propellant, delay, or ejection composition are present.


Portable fire extinguishers shall be provided in all rooms or buildings in accordance with NFPA


10.


Extinguishers shall be prohibited in roorns that contrain exposed propellant, delay, or ejection


composition. Extinguishers shall not be located in buildings in which more than 5 lbs. combined


weight of propellant decay, or ejection composition is exposed.


Personnel Safety


Personnel working at or supervising mixing, pressing, and toading operations shall be provided


with and shall wear cotton or flame-retardant dothing. Short+leeve shirts and short pants shall
rrct be permitted.


Washing, shower, and changing facilities shall be provided. Work clothing shall be washed
ftequently to prevent accumulation of propellant, delay, or ejection composition.


Each plant shall designate an employee as safety officer who shall be responsible for general


safety, fire prevention, and employee safety training. The safety officer shall provide furmal


instruction regarding proper methods and procedures, safety requirements, and procedures for
handling propellant, delay, or ejec'tion composition and devices to all employees upon their
commencing employment and at least annually thereafter.


Oxidizers shall not be stored in the same building with oombustible powders such as charcoal,
gums, metials, or sulfur.


5.8


A.


B.


c.


D.


5.9 Emergency Procedures


A. Each manufacturer shall develop and document emergenry procedures. Hazards and


emergency procedure training shall be provided to all personnel. Training shall be documented


and conducted at initial employrnent, upon reassignment, and annually thereafter.


B. Employees shall be instructed to abandon fire-fighting efforts if the fire involves or can spread to


propellant, delay or ejection composition or devices. ln such cases, employees shall be


instructed to evacuate the building immediately and to alert other plant personnel.


5.10 Testing of Rocket Motors


A. Testing of rocket motors, modules, and motor components shall be performed only in an area at


a location or facilig specifically designed for the purpose to not endanger plant employees and
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eliminate the possibility of providing a source of ignition to hazardous materials storcd or used at
the manufacturing plant.


6.1 General Requirements - Combustible Dust (Aluminum)


A. Electrical equipment in classified areas will be protected by one or more of the techniques in


NFPA 70 S500.7. The equipment will be listed or labeled tor the explosive, combustible, or
ignitable properties of the volatile flammable solvents and will be marked to show the
environment for which it has been evaluated. This includes the following:


o Class and Division
o Material Classification Group
. EquipmentTemperature
o Ambient Temperature Range


B. As defined in 500.5(C)(1) of NFPA 70, a Class ll, Division 1 (C2D1) location shall be any
location where one of the following conditions exists:


1. ln which combustible dust is in the air under normaloperating conditions in quantities
sufficient to produce explosive or ignitable mixtures, or


2. Where mechanical failure or abnormal operation of machinery or equipment might cause
such explosive or ignitable mixtures to be produced, and might also provide a source of
ignition through simultaneous failure of electrical equipment, through operation of protection
devices, or from other causes, or


3. ln which Group E combustible dusts may be present in quantities sufficient to be hazardous.


C. As defined in 500.5(C)(2) of NFPA 70, a Class ll, Division 2 (C2D2) location shall be any
location where one of the following conditions exists:


1. ln which combustible dust due to abnormal operations may be present in the air in quantities
sufficient to produce explosive or ignitable mixtures; or


2. Where combustible dust accumulations are present but are normally insufiicient to interfere
with the normal operation of electrical equipment or other apparatus, but could as a result of
infrequent matfunctioning of handling or processlng equipment become suspended in the
air; or


3. ln which combustible dust accumulations on, in, or in the vicinity of the electrical equipment
could be sufficient to interfere with the safe dissipation of heat from electrical equipment, or
could be ignitable by abnormal operation or failure of electrical equipment.


t
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7.4 CONCLUSION


This draft report prcvides guidelines associated with the storage, use, and handling hazardous materials
and associated fire protection and life safety requirements developed for the Pallas Propellant
Production Project.


Prepared by:


ACS Group


fuw
Gage Weilert
Principal


Date
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Addendum 2


Site Location and Layout Details







Pallas Solid Motor Development Facility - Parcel Map A
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Pallas Solid Motor Development Facility - Parcel Map A
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Pallas Solid Motor Development Facility - Distance to Key Points A
4.32 Miles to Rail


4.5 Miles to Hazen


-1 & L.32 Miles to
Nearest Wetlands


T
a wf1


tux
N







INDUSTRIAL FACILITY
CHURCHILL COUNTY, NV


July 2023


XEY XAP.-r


\nchrTY lxP
r{IB


-@ CRAPBC SCALE IIr FEET
0 23 50 100


KimleyDHorn
Sulte 100
Reno, Nevada 8951 1


77$20G1960


*J


K.\REN-CMUCTTJRCIILL@I'{TY1M-CHI,,RC[{ILL@UO{TYIIO.,ATRIAI. FTCIITW'TCADIEX}ISTE\ZETTAEXI{IBIT.UT€
|EflM2:fi3Ptt


DAA'G NAT4E


I-E <l.srnic DrRr


200


30.q


d-.


t-
lo
lo







Pallas Solid Motor Development Facility - Full Site Layout A
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Pallas Solid Motor Development Facility - Hazardous Materials Storage A
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1. Ammonium Perchlorate Storage


2. Weigh Container


3. Cast Container


4. Storage Magazine for Motor Initiators
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ZONE CHANGE APPLICATION
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please attach a sepa rate sheet of paper)


-al


3. Describe how growth and/or other development factors in the community support a change in the


la use:


^j
L


+
l/t/4Ht-o


Zone


ff; f tuodz- V,- m6r-t9L pt*r' fBcr=racl /ao7 (


{=zr..bt
Page 1 -


/


E


IJ^*7*%-


a4)


,


,


(3/31/1,8)







4. Describe how the change in land use represents orderly development and that adequate services


infrastructure to support the proposed land use are available in the area.


&-{


Y-{* d4=,


t


l,(*


d^


da. PJA^* l-.)
5. Describe how the change in zoning des for an app


/*a I qut-lL *utag.*
of the land.


-?
use


ftlag-
t


Ot,


6. All proposed zoning changes shall be examined in light of the possible future uses that may


develop in the surrounding area Describe how the proposed zoning is in substantial conformance


with the master plan and other adopted
comply with this requirement.


plans and policies and how the proposed zone change will


,"


a"L
7. Describe how the pro zoning


4
{toj


W
ect is sensitive to and compatible with the use and


ment of the adjacent properties.


G -1,a-,2 d*+s- L*td
M tu


.17 I'L)
water ng


4 ,


+ A Or^J D*


8. The high est and best use of all lands shall be determined such that the aggregate


residents of the county shall be maintained at their present level or increased. Describe how the


proposed zoning will confo
the county.


rm to this consideration and not impact the agricultural characteristics of


d-'l-L


hts of


c)


Zone Change application (3/31118) Page 2


I *<_L;


a


a







9. Spot zoning is not permitted. Describe how this proposed zone chan ge is consistent with the
su rrou nd uses and


// not enact zory]ng".


4:a\--t14*- M tt


llL
Y4*33 u>tll .l,tbi*


'TATEo 
m'1-o^*,,


peA i^-iC-DQ4-
County of Crhrschill )


E I ^V*€ftST.


has an
knows
except


Signed


in the property
Being duly sworn, deposes and says that he/she


in the foregoing application ; that he/she has read said apprication andthe contents thereof; that the statements therein are true and correct to his/her own certain knowled gethose clearly indicated to be true and correct to his/her be lief within the limits of his/her knowledge;


l\la iling address: Phone: 6aa-(/ft (,Sef-a


Subscribed and sworn to before me


2s?$ 6y I,t--1 \ Ur\ 6.^^croWS


Nt"


R IFICATION


SS


rhis -doayof
{<


Notary Public


a


****


Attach the following to your application:


! One (1) copy of the deed showing ownership of the property.
tr A copy of the Vicinity zoning/land'use map. The site plan s-hall include the following information. parcel
Tt number,.total acreage, north arrow, existing zoning, adjoining zoning anJland uses.Lr gwner is not the applicant: separate owner Rmoivit rorm


Cornmission 8,2025


Zone Change application (3/3 1l1B)
Page 3
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Plan.i.g Departrnent
155 N. Taylor St, Ste. 194, Fallon, Nevada 89406


off. 77s423-7627 ll Fax7754284259
htp ://nv-churchillcounty. civicplus. com


General Application Form
* Ihr.s application is IUOI a prmil * ** Please print to be radable. *


n You will also necd b attach tfte fonns that are spxific to your proiecl n


LLCBRIEF PROJECT DESCRIPTION : s
Mart expansion, Jones 4-lot


A
division, Riveredge Development, etc.)(1.E.-


and attach them. (See Page Ztor assistance.)


+s4 tx h,b;


PC HEARII{G (See submittal schedule for assistance.) tr NrA Desired oat.,8 lq lCl Submittal Deadline: 7hla3
APPUCAiIT IilFORf,ANOil


The person's sisnature below attesh that they have reviewed the application materials and wish to pursue or allow the requested


changes to the property. A govt. leaseholder attests that the requested changes are allorred wifiin their aporoved lease. Persons signing


below verify that the application n information is true and accurate to the best of their knowledge . NA!E: We cannot accept applications


for prolects that do not haw a signature by the properly owner, public lands manager, or govt. leaseholder, wtth limlted exeptions.


Owner I OrgJGovt Ofrlclal f Govt leaseholder I Appltcant (tf not owner) [ Representative/Fa OwnerlOther


PERMTT TNF9RiTATION


Zoning District(s): -IE Use Table Llsting (CCC 18.08.250): Revlew Reqd.:_


Name (& title)


Organization (if any):


Phone #s: ()
E-mail:


Mailing Address:


Signature:


Nearest Intersection:


-1 tr


firy,
Name tJ&k(& title): Fotv u.sr\nctS


Organization (if any):


Phone #s:,?t$ 1-72-.6i2,6 )


E-mail rvl
Mailing Address:


()


s


Ioo s 86
Signature:


Date (, 5 Date


PROPERW INFORMATION


Project Address(es): {?no )r*I


Churchill County Parcel Numbers:


A. OO9 - )Sl - *7 11 lof.ilacres.


B.


c.


tl 5E,&acres.


ll _acres.


FrontlngCo.Road? (rc oVeS FrondngStatelffi nttO{VeS FrontlngIRACCTrall?f,ilo trYES


SewerorWaterSvc.Area?(fO nWS FrontlngSewerlWaterLtne?flttO OYES WellProtectlonllcaf {XO OVeS


NAS Failon Overtay? ilfO o VeS NAS Fatlon Nolse Arca? fiffO o VeS l0Gyr Floodplaln? frXO o VeS


(Ask stafi or see Co. WebMaps for assistance with determining whether these special areas and fieir special rules apply)


@oR STAFF USE ONLY- SEE PAGE 2)


DATE RCYD: INITIALS: 


-


FEE: $


Page 1 otz


\
List all


\







Plant i.g Deparhnent
155 N. Taylor St., Ste. 194, Fallon, Nevada89406


off .775423-7627 ll Fax7754284259
http ://nv-churchi llcounty. civicplus. com


Supplemental
Abandonment licationfPetition


' Ihis applicationrb IVOfa prmit * **Please prtntb M rqdable. *
* You will also n*d b attach he forms that are specifrc to your proiecl *


BRIEF PROJ EGT DESCRIPTION : tl )r" .lLLC
(Use same desuiption as on General Application)


ABANDONiTENTTypE: E nOmnlSTRAnVE (FOR pUE) ElSrmOnnO NoTE: SEE lNFo BELoW


INFORMATIOI{ ABOUT ABANDONi'ENTS


The County is he steward and custodian of puDlrc easemeats established for tre benefit of the public. These easements


can have different purposes, such as public access, drainage (hillside gullies or river features), general wildlife or wetland


protection, pedestrian, recreation, or other public purposes. Public easemenb are orften established in a land division map -


with the ownercertificate stating the intent to dedicate or grant it and fie County stating the intent to accept it. Thus, most


easements are public easements unless indicated as "private" when they are created. The abandonment of most public


easements must go through the standard abandonment process established in NRS 278.480.


Prfyate easemenb are different from public easements. The County cannot abandon easements established for the benefit


of specific parties; such as a pdvate access easement between parties; a power line easement between a specific company


and the landownefi or a private inigation easement between two adjacent landownen. Such easements can be changed with


agreement between ttre two parties - typically using deeds. But private parties cannot dispose of public easements for public


purpose - such attempb are null and void.


Public Utilitv Easements PUEsI are a confusing type of easement. Despite the use of the word 'Public,' it can actually be a


quasi.,private easement that establishes rights for tlre benefit of the utility companies that operate in the area. Part of the


confusion is that the easement is held joinfly by ALL of the utility companies, including video servine providers (cable, etc.).


So abandoning a PUE requires all of the cunent utility companies operating in the area to agree to the abandonment. Thus,


abandonment of a PUE is an allor*othing process. The County is often also a party to a PUE. lf so, it must go through the


administrative PUE abandonment process in which the County agrees to give up its interest in the easement, iust like the


other parties have to agree. lf all other parties do not agree to the abandonment, tre County will deny tre request. lf the


County is NOT party to the easement, it may be abandoned by agreement of all the cunent utilities (it should be recorded).


The Gounty has an adminlstative uocessfor the abandonment of PuUic l.llility Easements that can be apprcved by the


Planning Director through an Administrative Order that serves the same function as a deed. Abandonment of public


easements for other purposes use the SghfLprocess and must be approved by tre Board of County Commissioners


(BOCC) (after review and recommendation by the Planning Commission) who are not limited to an allor-nothing decision.


The standard process requires 2 public hearings, followed by an Order by the BOCC. These orders are recorded on the


afiected properties. The Planning Director or tre BOCC may choose to NOT APPROVE the request. ln he standard


process, the BOCC may place conditions on it, such as reserving an easement for a specific utility, etc. &fiI4ggggggg can


be incorporated into the land division and boundary line adjustment (BLA) processes, though there are extra noticing steps


that will have to be added.


What do you propose to abandon?


n Road Propefi


El Road / Public Access Easement


n Public utility Easement


tr Drainage Easement


I offrer Ease]nent:


NOTE: One easement may indude multiple purposes.


NOTE: This is separate real property that is owned by the local govemment,


and usable for road, utility, or any other purposes.


NOTE: Most often created for a road in a land division.


NOTE: Land divisions often have unmarked easements along property lines.


NOTE: Most often created along a stream, gully, or ditch during a land division


Page 1 of 2







Submittal Packago ltems:


ElGeneral and supplemenhl application foms El-fee EI-nUe Reports for alt bts served by easement


El'Nanative - On a separate sheet describe the proposed abandonment, wtry you are requesting it, and provide


additional information to support your answers to the questions below.


Ehegtgglpg@ with exhibit of the easement to abandon, prepared and signed by a licensed land surveyor


dCopies of the maps or deeds that crcated the eristing easement I road property


I for PUE abandonment - inctude the Public Utilig Company Signoff Form with all signatures


D for public easement abandonment - include signatures of parties served as noted in questions below


El-For any replacement easement - inctude maps or deeds with legat descdption


l!!!E: Abandonmenb accompanying a Boundary Line Adjustment (BLA) and other Records of Survey (ROSs) will receive


an Order that is recorded with the BLA deeds. The Orde/s recording document number must be provided on the map. An


Order from the Planning Director can be done within the Bl-A process Umeline. An Order from the BOCC may take much


longerthan the BLA processing time.


NA!E: Abandonments accompanying a land division map willreeive a separate Order (from Planning Dir. or BOCG)that is


recorded before the map, with the recording document number noted on the map. The abandonment should also be noted in


the County Approval Certificate (which is signed by the BOCC).


Are you proposing to rcplace the abandoned easement in a differcnt location? YES


NOTE: Provide a deed and map for any new easement or rightof-way that includes a


ls the easemenUroad already being used for its purpose? NO


(i.e, gas line in utility corridor, road/driveway in access corridor,


Do all parties served by an access or easement agree to the
NOTE: For PUEs - All cunent utility companies must agree


remove/relocate YES


drainage corridor, etc.)


Provide the additional utility sign-


NOTE: !t is not likely that an easement that is actively used would be abandoned entirely.


Wll the abandonment creaE a break in a continuous easement or road conidor? VgS Clrt\
NOTE: lt is not likely the easement can be abandoned unless there is an altemate route that can maintain the service.


Will atl parceb serued by the abandoned easement or road still have service from another route? @ *O
NOTE: Sometimes parcels are served by multiple easements for the same purpose in other locations.


NOTE: An easement cannot be abandoned if doing so would cut off legal access or utilities pathways to a parcel.


NO


@wiryou
water passage in


to abandon


off form witr signatures.
NOTE: For skeeUroad propefi abandonment - t tility companies may request to retain an easement for themselves.


NOTE: ln most cases, al! parties with an interest in the public easement should agree to it before the County would agree


to abandon il. Provide notadzed afrtdavits from as many parties as possible stating that they agree to the r_,oS[H, "Jt P#fJ. rrf sn*i-! hat -se7>t+aaT


Wtl an abandoned acoess easement or road have a new tumaround at the new ending? (U-il VgS NO


NOTE: A tumaround for fire trucks and otrer drivers that meets cunent standards must be provided within an adequate


easement area.


Page 2 of 2







Abandonment of Public Access Easement for APN's OO9-25t-77 &78


Applicant proposes to abandon existing public access easement and replace it with a private


access easement in the same location and easement dimension as the existing and matching


the legal description of the existing public access easement.


Na rrative


The proposed abandonment:


o The access currently serves only one property owner.
o Owner would like to restrict public access to maintain future security of the area and


ensure safe operating conditions. The current site is being used as a rail transload


operation with heavy equipment and trucks moving along the access which is not


compatible with public use.


o The site is currently zoned heavy industrial and will continue to be used for that
purpose.


o The public access terminates and cannot be extended in the future as the Union Pacific


railroad and owner's rail operations do not allow for further extension to the east.


o The current public access easement in Churchill County is approximately 550 feet in


length and serves only two parcels in Churchill County owned by Fernley Business Park,


LLC. dba Western Nevada Transload.


o There is no public benefit from this easement now or in the future.
o The public access easement will be replaced with a private access so that traffic into and


out of the site can be controlled and limited to the owner of the subject parcels.


o No other parties have use or access to the easement. NV Energy provides electrical


service to existing buildings per separate 10' PUE Document 399397.


Attachments:


Parcel Map Creating Existing Easement


Legal Description of Existing Public Easement


See Exhibit A


Replacement Easement


No change same as public easement - See Exhibit B.


Attached is the Parcel Map with a note on the easement indicating that the old one was


abandonedperdocumentno.-andgrantingaprivateaccesseasementfor
the benefit of Parcels 1 and 2 on the map.
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EXHIBIT $A')


LEGAL DESCruPTION
FOR ABANDONENT OF RELOCATABLE ACCESS EASEMENT


All that certain relocatable access easement situate within the Northeast Quarter (NE l/4) of Section 29,


Township 20 North, Range 26 East, M.D.M., County of Churchill, State of Nevada, being a portions of
Parcel A-2A as shown on Record of Survey File No. 403544 recorded October 10, 2008 in the Official
Records of Churchill County, Nevada, being more particularly described as follows:


BEING the 60' Relocatable Access Easement as granted on Parcel Map File No. 399749 recorded April
24,2008 in the Official Records of Churchill County, Nevada.


See Exhibit A- l, attached hereto and made a part hereof


Prepared by:
Christy Corporation
1000 Kiley Parkway
Sparks, Nevada 89436


blzq)?rt
Daniel A. Bigri gg, P.L.S.
Nevada Certificate No . l9l16


DANIEL A.
BIGRIGG


Exp , 12-31-24
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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: Stewart Nichols
To: Diane Moyle
Subject: RE: "[EXTERNAL]"August 9, 2023 Churchill County Planning Commission applications
Date: Tuesday, August 01, 2023 11:41:34 AM

Diane, 
CC Communications has no objections to the Gummow Rd zone change application.
 
The Hazen project, the CC Communications main cable feeding the park is along the access road in
question.  If the developer would like it moved we would require a new easement somewhere on
the and the cable moved 100% at cost to the developer.
 
 
 
Stewart Nichols
Lead Engineer
CC Communications
Office: (775) 423-7171 ext. 1416
Cell: (775) 427-1295
stewart.nichols@cccomm.co

 
 
 
 

From: Diane Moyle <diane.moyle@churchillcountynv.gov> 
Sent: Friday, July 14, 2023 2:47 PM
To: NNDEngineering@swgas.com; Paul.Brown@swgas.com; Stewart Nichols
<stewart.nichols@cccomm.co>; Mark Feest <mark.feest@cccomm.co>;
benjamin.loar@charter.com; Armando.Grajeda@charter.com
Cc: Dean Patterson <dean.patterson@churchillcountynv.gov>
Subject: "[EXTERNAL]"August 9, 2023 Churchill County Planning Commission applications
 
Please review the attached applications and provide your response as soon as possible. Your help is
appreciated in processing these applications and providing information to the Planning Commission.
 

Diane Moyle
(note the new email address)
Public Works, Planning & Zoning Department
155 N Taylor Street, Suite 194
Fallon, NV 89406
775-423-7627, Extension 3
775-428-0259 Fax
 
Churchill County is an equal opportunity employer and provider.

mailto:stewart.nichols@cccomm.co
mailto:diane.moyle@churchillcountynv.gov
mailto:stewart.nichols@cccomm.co
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