
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for JULY 18, 2007 PLANNING COMMISSION MEETING

PROJECT #: Special Permit No. 07023

PROPOSAL: Special Permit for a salvage yard.

LOCATION: 6241 Cornhusker Highway

LAND AREA: Approximately 4.75 acres

EXISTING ZONING: I-1

CONCLUSION: A portion of the site is currently operating illegally as a salvage
operation.  The special permit would bring the applicant’s
business into compliance with the zoning ordinance.  The land
use generally conforms to the Comprehensive Plan.

RECOMMENDATION: Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: The south 300 feet of Lots 3 and 4, Cornhusker Business
Center, located in the north half of Section 4-10-7.  See Exhibit
‘A’ attached.

EXISTING LAND USE: Truck sales and repair and salvage operation.

SURROUNDING LAND USE AND ZONING:  

North: I-1, Storage Yard
South: I-1, Railyard
East: I-1, Commercial/Industrial Use
West: I-1, Miniwarehouses

HISTORY:
May 22, 2007: The applicant was notified by the Building and Safety Department that

he was operating a salvage yard without the proper permits.

May 13, 1996: Request for a waiver to the installation of street trees, sidewalks, and
drainage facilities was denied.

April 11, 1994: Administrative Final Plat #91416 for Cornhusker Business Center was
approved by the Planning Director.
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August 9, 1993: Cornhusker Business Center Preliminary Plat was approved by the
Planning Commission.

COMPREHENSIVE PLAN SPECIFICATIONS:
Industrial: Areas where railroads, manufacturing, trucking and transportation facilities are the dominant land
use.  Some commercial activities may also take place in predominately industrial districts, such as office, retail
or warehouses. (16)

TOPOGRAPHY:  The salvage area is approximately 5' lower in elevation than
Cornhusker Highway according to a 1992 grading plan for
Cornhusker Business Center.  The property slopes gradually
from northwest (along Cornhusker Highway) down to the
southeast (along the railroad tracks).

REGIONAL ISSUES: The property lies along a major regional transportation corridor.
However, the application area for the special permit is roughly
480' away from Cornhusker Highway.

ENVIRONMENTAL CONCERNS:
The southwest corner of the property is identified as wetlands
on the National Wetland Inventory map.  The existing salvage
operation is partly within this area.  The site does not currently
have wetlands in that area.

AESTHETIC CONSIDERATIONS:
The property is currently not screened according to the City of
Lincoln Design Standards.  However, due to the distance from
Cornhusker Highway, the salvage area is largely unnoticed and
the southern boundary abuts a large railyard.

ANALYSIS:

1. The business has been informed by the Building and Safety Department that it is
illegally operating a salvage yard without the proper permit(s).  The City of Lincoln-
Lancaster County Health Department issues permits for salvage yards.  This can be
done after the special permit is approved.

2. Chapter 5.41 of the Lincoln Municipal Code defines a “salvage operation” as follows:
SALVAGE OPERATION shall mean any premises that is maintained, used, or operated wholly or
partially for storing, holding, keeping, receiving, reusing, wrecking, dismantling, recycling, collecting,
dealing, buying, or selling either salvage material or high value salvage material.
Salvage operation may include any activities of a Recycling Processing Center Operation as defined
herein and may store, hold, keep, receive, reuse, wreck, dismantle, recycle, collect, deal, buy, or sell
recyclables. Such activities shall be subject to all operating requirements applicable to salvage
operations.
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Salvage operation shall not include premises where used parts are sold but no wrecking or
dismantling occurs nor shall it include any City of Lincoln public disposal facility.

3. The applicant has proposed a special permit for a salvage yard for the 300' north of
the property line that parallels the railroad property to the south.

4. The property is not screened according to Chapter 3.50 of the City of Lincoln Design
Standards:
Section 7.7
Salvage and Scrap Processing Operations Approved by Special Permit or Permitted as
Conditional Use
The area outside a building used for the storage of salvage material in connection with the operation
of a salvage or scrap processing operation shall be screened. In addition, the area outside a building
used for the storage of vehicles waiting repair in connection with the operation of a vehicle body repair
shop shall be screened. The screen shall be evenly distributed horizontally. It may vary in height and
openness so as to screen at least 90 percent (90%) of the surface area of a vertical plane from the
ground elevation to a height of six feet (6') above the ground elevation. The screen shall be installed
along the entire perimeter of the area of the salvage or scrap processing operation where salvage
material or vehicles waiting repair are held outside of a building, except where such area abuts the
outside storage area of another salvage or scrap processing operation screened in accordance with
a landscape screen approved by the City. If such screening is ineffective because of topography of
premise or surrounding area or the presence of a public street viaduct, the ninety percent (90%)
screen shall be extended to the height necessary to obstruct the view of the salvage material or
vehicles waiting repair. The screen below a height of six feet (6') shall be accomplished by fences or
differences in land surface elevations.

5. The proposed special permit is in the I-1 District, it is surrounded by other I-1 zoned
properties, and it is designated as “Industrial” by the 2030 Comprehensive Plan’s
Land Use Plan.

6. The property abuts Cornhusker Highway, a major transportation corridor for Lincoln.
The auto sales portion of the property is nearest to Cornhusker, while the salvage
operation is in the back of the property adjacent to the Burlington Northern railyard
to the south.

7. The salvage operation is at a slightly lower elevation than the auto sales and is over
480' from Cornhusker Highway.  The salvage area is practically unseen from
Cornhusker due to buildings, vehicles, and a row of trailers parked side by side for
the whole width of the salvage area.  The site has a chain link security fence along
the south, east, and west.

8. A special permit for a salvage yard must meet the following conditions according to
Section 27.63.500 of the Lincoln Municipal Code:
(a) Construction and operation shall comply with Chapters 5.41 and 8.26 of the Lincoln Municipal

Code and any other applicable codes or requirements; 
(b) Receiving areas for salvage material shall be designed to avoid the depositing of salvage

material outside a building or outside screened storage areas; 
(c) Scrap processing operations and salvage yards shall contain a minimum of two acres, except

that the site may be as small as 20,000 square feet where the site abuts one or more existing
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scrap processing or salvage yards that exceed two acres in total, or where the site is located
no closer than 100 feet to the boundary of the I-1 zoning district except where said
boundaries are common with H-3 zoning district; 

(d) Salvage material kept outside a building or buildings shall not be located closer than 500 feet
from any of the following entrance corridors, except where existing land forms completely
obstruct the view by the traveling public of the salvage material: 
(6) U.S. 6 east of a point one-fourth mile west of 70th Street (the proposed site is west

of this point, so (d)(6) does not apply); 
(e) Salvage material kept outside a building or buildings shall not be located in the required front

yard; 
(f) Salvage material kept outside a building or buildings shall be located at least 100 feet from

the boundaries of the I-1 or I-2 zoning district except where said boundaries are common with
the H-3 zoning district and shall be at least 500 feet from any residential zoning district;

(g) Salvage materials may be stored in enclosed semi-trailers provided that the semi-trailers are
properly licensed and are operable to be drawn by a motor vehicle upon the streets and
highways of the City of Lincoln and the State of Nebraska and the semi-trailer shall not be
located in the required front yard.  Where the side yard or rear yard of the salvage yard abuts
a residential district, the semi-trailers shall be located at least twenty feet from the respective
side lot line or rear lot line and the openings to the trailer shall not face the residential district.

(h) The City Council may decrease the setback requirements in (c) and (f) above upon finding
that there is sufficient justification for such modification and that there will be no significant
adverse effect on the adjacent property.

9. It appears that the requirements of the special permit could be met by the applicant.

10. An accurate site plan would be helpful for the City’s records of this special permit.

CONDITIONS OF APPROVAL:

Site Specific Conditions:

1. This approval permits a salvage yard on the south 300' of Lots 3 and 4, Cornhusker
Business Center.

2. Screen the property in accordance with the City of Lincoln Design Standards
Chapter 3.50, Section 7.7 or apply for a waiver to this design standard, which would
be approved administratively by the Planning Director.

3. Submit a scale site plan of the property with dimensions and the area of the special
permit designated and dimensioned.  Show and label the screening on the site plan,
unless it is waived.

Standard Conditions:

4. The following conditions are applicable to all requests:

4.1 All development and construction is to comply with the approved plans.



Special Permit #07023 Page 5

4.2 The operation and use is to comply with Title 5 for salvage yards and Title 8
for nuisance of the Lincoln Municipal Code, as amended.

4.3 All privately-owned improvements are to be permanently maintained by the
owner.

4.4 The site plan accompanying this permit shall be the basis for all
interpretations of setbacks, yards, locations of buildings, location of parking
and circulation elements, and similar matters.

4.5 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.6 The applicant shall sign and return the letter of acceptance to the City Clerk
within 60 days following the approval of the special permit, provided,
however, said 60-day period may be extended up to six months by
administrative amendment.  The City Clerk shall file a copy of the resolution
approving the special permit and the letter of acceptance with the Register
of Deeds, filling fees therefor to be paid in advance by the applicant.

4.7 Submit 5 copies of the approved site plan.

Prepared by

_____________________________
Brandon M. Garrett, AICP
Planner

DATE: July 9, 2007

APPLICANT: Michael F. Knopp
Michael’s Truck Sales, Inc.
6255 Cornhusker Highway
P.O. Box 4320
Lincoln, NE 68504
(402) 466-8388

F:\FILES\PLANNING\PC\PERMITS\SP\07000\SP07023 Michael's Truck Sales.wpd
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Special Permit #07023
N 57th St & Cornhusker Hwy

m:\plan\arcview\07_sp\sp07023

One Square Mile
Sec. 04 T10N R07E

Zoning:

R-1 to R-8
AG
AGR
O-1
O-2
O-3
R-T
B-1
B-2
B-3
B-4
B-5
H-1
H-2
H-3
H-4
I-1
I-2
I-3
P

Residential District
Agricultural District
Agricultural Residential District
Office District
Suburban Office District
Office Park District
Residential Transition District
Local Business District
Planned Neighborhood Business District
Commercial District
Lincoln Center Business District
Planned Regional Business District
Interstate Commercial District
Highway Business District
Highway Commercial District
General Commercial District
Industrial District
Industrial Park District
Employment Center District
Public Use District 
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Status of Review Approved 

Reviewed By Alltel ANY 

Comments: 

Status of Review: Complete 

Reviewed By Building & Safely Terry Kothe 

Comments: 

Status of Review: Approved	 06/29/2007 2:45:20 PM 

Reviewed By Health Department	 ANY 

Comments:	 LINCOLN-LANCASTER COUNTY HEALTH DEPARTMENT
 
INTER-OFFICE COMMUNICATION
 

D[l To:nBrandon Garrett DoDATE:oDJune 29, 2007 

DEPARTMENT: DPlanningo 00 FROM: 0DChris Schroeder 
DOl][]OD DODD 
DATTENTION:DDOD DDEPARTMENT:DHealth 

CARBONS TO:OEH FileDDOSUBJECT:DoMichael's Truck Sales, 
DooEH AdministrationDDDDlnc. SP #07023 
0000 

The Lincoln-Lancaster County Health Department (LLCHD) has reviewed rhe special 
permit application with the following noted: 

[]The applicant will need to comply with the provisions of Lincoln Municipal Code 5.41 
Salvaging, Recycling and Composting Operations relative to the operation of this 
proposed salvage operation. 

Status of Review: Active 

Reviewed By Lincoln Electric System ANY 

Comments: 

Status of Review: Active 

Reviewed By Nebraska Department of Roads ANY 

Comments: 

Page 1 Of 2 



Status of Review: Routed 

Reviewed By Planning Department COUNTER 

Comments: 

Status of Review: Active 

Reviewed By Planning Department BRANDON GARRETT 

Comments: 

Status of Review: Complete 

Reviewed By Planning Department RAY HILL 

Comments: 

Status of Review: Complete 

Reviewed By Public Works - Development Services 

08/26/2007 9:23:39 AM 

SIETDQ 

Comments: MemorandumD~ 
o 

To:LJBrandon Garrett, Planning Department 
From:UCharles W. Baker, Public Works and Utilities 
SubjectoMichael's Truck Sales, Inc. Special Permit #07023 
Date:lJJune 26,2007 
cc:lJRandy Hoskins 
u 
The City Engineers Office of the Department of Public Works and Utilities has 
reviewed the Michael's Truck Sales, Inc. Special Permit #07023 for a salvage yard 
located at 6255 Cornhusker Highway. Public Works has no objections. 

Page 2 of 2 
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STlss 
Attachment 
c: Terry Wiebke 

Easement File --- -,
':,:,er.,:c· -.

DATE: 06/28/2007 

TO: Brandon Garrett, City Planning . I V 
FROM: Sharon Theobald (Ext. 7640) JJV' 
SUBJECT: DEDICATED EASEMENTS SI'#07023 

ON #48N-62E 

This is in response to the memo received concerning Michael Truck Sales, Inc.'s request 
for a special use permit (salvage yard) at 620

' & Carnhusker Hwy. 

Windstream Nebraska, Inc., Time Warner Cable, and the Lincoln Electric System will offer 
no objections to this request. 



Rlch Ruby To BGarrett@ci.lincoln.ne.us
 
<rruby@dor.8t8le.ne.us>
 

cc Iblanken@dor.stale.ne.u9, rschlautman@dor.state,ne,us, 
07/091200710:03 AM Steve McBeth <smcbelh@dor.stale.ne.us>,GaryPrey 

<gprey@dor.state.ne.us> 
bee 

Subject Re: salvage yerds in proximity to a highway 

Since lincoln is a City with comprehensive zoning, NOOR does not require a permit is the situation you 
mention. It is totally up to the City and your requirements. 

Thanks. 

Rich Ruby PE 

District 1 Engineer 

BGBrrett@CI.llncoln.ne.UlI 

To ITlJby@dor.state.ne.us, smcbelh@dor.state.ne.u8, rxhlautmen@dor.!Itf1le.ne.U5, 

071091200709:06 AM fbIanken@dor.stale.ne.us 

cc 
SUb;!c salVage yards in proximity to 8 highway, 

Gentlemen, 

We currently have an application for a special permit to allow a ealvage 
yard at 6241 Cornhuaker Highway here in Lincoln, Nebraska. The salvage 
yard is the south 300' of the property. The salvage yard would be 
approximately 480' from the ROW at its closest point. (See attached PDF) 
Are there any state/federal regulations relating to salvage yards in 
proximity to a highway (distance, screening, etc.)? 

I need to know by tomorrow morning (July 10th) in order to complete the 
staff report for Planning Commission. 

Thank you for your assistance, 

Brandon Garrett 

(See attached file: SKMBT_42007070907240.pdfl 

mailto:fbIanken@dor.stale.ne.us
mailto:rxhlautmen@dor.!Itf1le.ne.U5
mailto:smcbelh@dor.state.ne.u8
mailto:ITlJby@dor.state.ne.us
mailto:BGBrrett@CI.llncoln.ne.UlI
mailto:gprey@dor.state.ne.us
mailto:smcbelh@dor.stale.ne.us>,GaryPrey
mailto:rschlautman@dor.state,ne,us
mailto:Iblanken@dor.stale.ne.u9
mailto:rruby@dor.8t8le.ne.us
mailto:BGarrett@ci.lincoln.ne.us


Jean Todd To BGarrett@cUincoln.ne.us 
<)Iodd@dor.state.ne.us> 

cc Frank Blankenau <fblanken@dor.state.ne.us>,GaryPrey 
07/091200710:39 AM <gprsy@dor.stats.ns.us> 

bee 

Subject Re: Fw: salvage yards in proximity to a highway 

Good Morning Brandon. 

Due to the location of this particular salvage yard, a permit from NDOR 
will not be required. However, if it was within 1000 feet of the 
interstate in Lancaster County a permit from NCOR would be required. 

Our	 Junkyard Rules and Regulations state as follows: 

005.02	 JUnkyards located in counties which have formally adopted a 
comprehensive development plan and a zoning resolution regulating the 
location of junkyards within one thousand feet of the nearest edge of 
the right of way of any roadway of the HBCS, except those routes which 
consist of the federally designated National system of Interstate and 
Defense Highways, shall be exempt from the permit requirements noted 
herein. 

Also - here is a link to our website for Junkyard Rules & Regs etc. 
http://www.nebraskatransportation.org/roway/permits-junk.htm 

Jean Todd 
Highway Beautification Supervisor 
Right-of-Way Division 
Nebraska Department of Roads 
402.479.4463 

Frank 
B1ankenau/DOR/NEB 
RLN TO 

Jean Todd/DOR/NEBRLN@NEBRLN 
07/09/2007 09:53 cc 
AM 

Subject 
Fw: salvage yards in proximity to a 
highway 

Forwarded by Frank Blankenau/DOR/NEBRLN on 07/09/2007 09:53 AM ---- 

BGarrett@ci.linco
 
In.ne.us
 

mailto:BGarrett@ci.linco
mailto:gprsy@dor.stats.ns.us
mailto:fblanken@dor.state.ne.us>,GaryPrey
mailto:Iodd@dor.state.ne.us
mailto:BGarrett@cUincoln.ne.us


1It~ '", TRUCK SALES, INC.
 
6255 Comhusker Highway - POBox 4320 Lincoln NE 68504 

Phone: 402-'166-8388; BOQ.ll69-03B4 Fax: 402__-ll795 

June 18, 2007 

City of Lincoln 
Building end Safety Department 
555 South 10" Street #203 
Lincoln, NE 6850B 

Gentlemen: 

Re: CCI07105 

Michaels Truck Seles at 6255 Comhusker: Hiway is applying for speciel use pennit (salvage yard). 

To the rear of OU' fecility, the area abuts the rear of Havelock Shops; with no facilities of either the east d \Wst side 
of said PJoperty. 

We do not buy or sell to or from the public sal'iage. We trade for older trucks and we use them for our own repair
 
parts. We are in the process of retiring and selling this business - hopefully within the next year.
 

We will be hauling out. and selling the majority of the vehides 10 Alter Steel and Metal.
 

The west side of the rear of my facility is used for dismantled parts; the east 'ide i' an equipment yard.
 

Respectfully,
 

~ SALES, INC. 

Mlcheel F. Knopp, Pres 

r 
. JUN 19 1007 :
l_. ] 

lINCULN CITY/L':'iWf,':TFR CUI! 
L_-,P.ol"",I"i1,,,,'II~,,G,,O,,l:~V,,~..·,,\i::.~,~:-E"::.1__, 



Mike I'l!TWICk, DJrtCtOf 
mSouth Illth Streft 

RoomlOJ 
402--441-1521 

fax: 402-441-8214 -
Uncoln, Ntbrllb. 68508 bldgufe@lincoln.ne.gorCITY	 OF LINCOLN 

NEBRASKA	 lincoln.ne.ga; 

:. 1.,1 ~ .. 'I (, 
I, ' 

May 22, 2007 
1~~oo7-lCertified Mail 

Michaels Truck Sales 
Attn: Michael Knopp 
6255 Cornhusker Hwy 
Lincoln NE 68504 

Re:	 CCI071 05 (possihle salvage operation) 

Dear Mr. Knopp, 

Building & Safety Dept. has been made aware that you are dismantling and storing non
operating, wrecked trucks at 6255 Comhusker Hwy. A salvage operation requires that a Special 
Pennit be obtained from the City. A license to operate must be renewed annually and be subject 
to the regulations of the Lincoln Lancaster County Health Department. 

I ask that you either remove all salvage material or apply for the Special Pennit through the City 
Planning Department by June 20, 2007. 

I have included the definition of salvage material and salvage operation and the provisions of the 
Special Pennit. The requirements for the handling of salvage material for a vehicle repair 
business is also attached. 

Any questions may be directed to me at 441-6423. 

Sincerely, 

~J~ 
-' Mel Goddard 

ChiefBuilding Inspector 

pc:	 Richard Slama, Health Dept.
 
File
 

krekmc 

mailto:bldgufe@lincoln.ne.gor

