
City of Scottsbluff, Nebraska
Monday, November 13, 2023

Regular Meeting

Item Pub Hear4

Planning Commission to conduct a Public Hearing to consider a 
Special Use Permit for a Junkyard at Lots 2 & 3, Block 1, Rushall’s 
Subdivision, commonly identified as 909 S Broadway.

Staff Contact: 
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City of Scottsbluff Planning Commission    

Development Services Staff Report – Zachary Glaubius 

Prepared on: October 25, 2023  For Hearing of: November 13, 2023 
 

I. GENERAL INFORMATION 
A. Applicant: Albert Metcalf 

3302 Lilac Drive 
Scottsbluff, Nebraska 69361 

 
B. Property 

Owner:  Same as Applicant 
 

C. Proposal: Special Use Permit to operate a junkyard at 909 S Broadway due to losing lease to 
BNSF property directly east of 909 S Broadway 

 
D. Legal Description: Lots 2 & 3, Block 1, Rushall’s Subdivision 

 
E. Location: 909 S Broadway 

 
F. Existing Zoning & Land Use: M-1 Light Manufacturing and Industrial  

 
G. Size of Site: Approximately 3.98 Acres  

II. BACKGROUND INFORMATION 
A. General Neighborhood/Area Land Uses and Zoning: 

Direction From 
Subject Site 

Future Land Use 
Designation 

Current Zoning 
Designation 

Surrounding 
Development 

North South Broadway M-1 Light 
Manufacturing and 
Industrial 

Landscaping Business 

East South Broadway M-1 Light 
Manufacturing and 
Industrial 

Junkyard 

South South Broadway M-1 Light 
Manufacturing and 
Industrial 

Commercial Building 

West South Broadway M-1 Light 
Manufacturing and 
Industrial 

Vacant Land 

 
 

III. ANALYSIS 
A. Comprehensive Plan: The Future Land Use Map of the Comprehensive Plan currently shows the 

site as South Broadway.  
1. Appropriate uses for the South Broadway neighborhood are C-1, O-P, C-2, R-4, and PBC. 
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2. The Comprehensive Plan defines the South Broadway neighborhood intensity as follows: 
3. Hours (When activity is happening)  

i. Heavier daytime use, evening retail 
4. Auto (What type of transportation access is the neighborhood oriented towards) 

i. Multi-modal transportation well accommodated 
5. Mass (How much of the lot should buildings utilize, and what are appropriate setbacks 

and heights) 
i. Higher density development, general low buildings though 2.5-3 stories is 

acceptable. 
ii. Broadway setbacks set eventually to be near or on the street. Larger for big box. 

6. Emissions (What noises, smells, sights, and level of activity are acceptable) 
i. Traffic heaviest in the day but continuing through the night. 

ii. Commercial deliveries frequent 
iii. Low amounts of non-restaurant smells 
iv. Lower noise 
v. Enforced aesthetic and landscaping standards 

B. Traffic & Access:  
1. Primary access to the property would be via 1st Avenue 
2. Secondary access to the property would be via Broadway  

C. Utilities 
1. Water, Sewer, and Stormwater are located in the Broadway Right-of-Way. 
2. Stormwater is also located in the 1st Avenue Right-of-Way 

D. Zoning 
1. Per 25-3-16 C, Junkyard is a special permit use in the M-1 Manufacturing and Industrial 

Zoning District.  
 

IV. STAFF COMMENTS 
A. A special permit is assigned to the business owner and not the land itself.  
B. Per 25-2-57, junkyard is defined as “A space of 200 square feet or more located on a lot or tract 

of land which is used to store, dismantle, demolish, process, or abandon junk, or abandoned 
vehicles. The term “junk” shall have the meaning given to it in § 12-1-1 of this code of 
ordinances.” 

C. Per 12-1-1, junk is defined as “Includes scrap metal, parts for machinery, appliances or vehicles, 
any machine, or vehicle which is not in operating condition or which has lost its identity, 
character, utility, or serviceability as such through deterioration, dismantling, or the ravages of 
time, or which has been cast off, discarded, or thrown away or left as waste or wreckage. The 
term does not include:  (1)   Solid waste as defined in Chapter 19 of this code; (2)   Abandoned 
vehicles as defined in Chapter 22 of this code; and (3)   Refrigerators kept outside of a building, if 
each door of the refrigerator is secured by a hasp and lock as provided elsewhere in this 
chapter.” 

D. Per 25-13-3, the Planning Commission may issue a special permit for the use of a lot, tract of 
land, building, or structure in circumstances and a manner authorized by other articles of this 
chapter if the Commission finds the proposed use: 
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a. Provides a service required by the neighborhood or community and is consistent with 
sound principles of land use; 

b. Will not be injurious to the use of neighboring lots, tracts of land, buildings, or 
structures; 

c. Will not create special hazards or problems for the area in which it is located; 
d. Is related to and harmonious with the general plan for the area in which it is located, as 

indicated by this chapter 
e. Otherwise, is in accordance with the intents and purposes of this chapter. The 

Commission may make the use which is authorized in the special permit subject to 
reasonable conditions which in the discretion of the Planning Commission are necessary 
to carry out the intents and purposes of this chapter. 

E. Staff met with Mr. Metcalf on November 3, 2023 and agreed on the below conditions. 
 

V. FINDINGS OF FACT 
A. Findings of Fact to Recommend Its Approval May Include: 

1. The current zoning district of M-1 Light Manufacturing and Industrial. 
2. Junkyard provides a service required by the community and is consistent with 

underlying zoning district. 
3. The use will not be injurious to neighboring uses as it is a relocation of an existing 

junkyard approximately 64 feet away. 
4. The use will not create special hazards or problems: 

i. If the primary access is 1st Avenue 
ii. No stormwater runs off the site into the City stormwater system. 

5. The use is in accordance with the intents and purposes of the Code. 
 

B. Findings of Fact to Not Recommend Approval May Include:  
1. The use will create special hazards if: 

i. Truck traffic increases on Broadway 
ii. Contaminated stormwater runoff enters the City stormwater system. 

2. The use is not harmonious with the Comprehensive Plan. 
i. South Broadway neighborhood is recommended to be less intense uses such as 

C-1, O-P, C-2, R-4, PBC. 
ii. The neighborhood is recommended to have lower noise, the proposed use has 

the potential to increase noise. 
 

VI. STAFF RECCOMENDATION 
A. Staff recommends Planning Commission approve the special use permit to Albert Metcalf for a 

junkyard at S 909 Broadway with the following conditions: 
i. The junkyard use has a setback of 60’ from Broadway 

ii. The junkyard be fully enclosed with 10’ tall opaque fence. 
iii. Primary access for truck traffic to/from the site be via 1st Avenue. Secondary 

access for truck traffic to/from the site be via Broadway. 
iv. On-site retention/detention which prevents runoff from site into City 

stormwater sewer system reviewed and approved by City Engineer. 
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v. Compliance with any other applicable City, County, State, or Federal Regulations 
that may apply. 

vi. A 10’ wide landscaping bed with 5 trees be installed in front of the fence on the 
Broadway side of the property. Trees shall meet the requirements of Chapter 25 
Article 22. 

vii. Maximum height permitted for scrap is 15 feet. 

Scottsbluff Regular Meeting - 11/13/2023 Page 7 / 11



https://
geocortexhost.novotx.com/
ScottsbluffViewer/proxy.ashx?
https://services1.arcgis.com/
6RcoyosSEOhbwUNg/arcgis/rest/
services/Water_Manhole_Novotx/
FeatureServer/19

Bureau of Land Management,
Nebraska Game & Parks
Commission, Esri Canada, Esri,

Special Use Permit Parcel
#010027165 for Horses

Proposed Changes

Street Centerlines

CLASS
Highway

Main Road

Residential/Rural

Parcels

Address

Aerial
Overview

2N
D

 A
V

E

BR
O

A
D

W
A

Y

1S
T 

A
V

E
E 9TH ST

815 1ST AVE

1125 2ND AVE

24 W 12TH ST 6 E 12TH ST
10 E 12TH ST

1001
BROADWAY
AVE

909
BROADWAY
AVE

901
BROADWAY
AVE

813
BROADWAY
AVE 815

BROADWAY
AVE

801
BROADWAY
AVE

1124
BROADWAY
AVE

1124 BROADWAY
AVE, STE A

1125
BROADWAY
AVE

1124 1ST AVE
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