
 
ZONING AGENDA ITEM #1 

 
 

FROM:  Dennise Daniels, Zoning Administrator 

MEETING DATE:  March 8, 2022 

SUBJECT: Discussion and decision regarding a tabled Zoning Item for an 
Administrative Subdivision, “T Period S Period Administrative 
Subdivision”, from a public hearing conducted on February 22, 2022. 

 
Discussion: 
 
Mitch Humphrey, licensed land surveyor, on behalf of Seth J. Tschetter, President for T Period S 
Period Construction, Inc., applied for an Administrative Subdivision, “T Period S Period 
Administrative Subdivision”, located in part of the Southeast Quarter of the Northwest Quarter 
of Section Eight (8), Township Nine (9) North, Range Fifteen (15) West of the Sixth Principal 
Meridian, Buffalo County, Nebraska.  
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ZONING AGENDA ITEM #2 

1.  

FROM:  Dennise Daniels, Zoning Administrator 

MEETING DATE:  March 8, 2022 

SUBJECT: A Special Use Permit Review, under Resolution #2006-33, to operate a 
Painting and Sandblasting Operation, for property described as the Part of 
the Southwest Quarter of Section Twenty-Four (24), Township Nine (9) 
North, Range Fifteen (15) West of the Sixth Principal Meridian, Buffalo 
County, Nebraska.  

Discussion: 
 
Dennis L. Land filed a Special Use Permit Application to operate a painting and sandblasting 
operation on June 28, 2006. The Special Use Permit was heard and received recommended 
approval by the Buffalo County Planning and Zoning Commission on July 20, 2006 and 
authorized by the Board of Commissioners (Supervisors) on August 8, 2006 via Resolution 
#2006-33.  
 
Resolution #2006-33 states, the applicant, “as noted in application filed, proposed to place no 
additional structures on the subject property. The application is for use change without addition 
of structures. Should additional structures want to be added, additional applications will need to 
be submitted…” 
 
The current owner of the property, who uses the property solely for his residence, submitted a 
Zoning Permit for the construction of an attached garage. With the Special Use Permit still 
effective, the owner cannot apply for any structures.  Additionally, the permitted special use, as 
allowed under Resolution #2006-33, has been discontinued or abandoned for a period of twelve 
consecutive months, per Section 2.53. Therefore, the Special Use Permit must be reviewed. 
 
Per Buffalo County Zoning Regulations, Section 6.7, Reviews and cancellations of special use 
permits shall be instigated by one of two methods: 
 
2. If the Zoning Administrator finds at any time that the terms, conditions and requirements of a 

special permit have not been complied with, or that any phase thereof has not been completed 
within the time required under said special permit or any amendment thereto, the Zoning 
Administrator shall report this fact to the County Board. 

3. County Board may take the matter up by any two members of the Board desiring 
hearing.  Thereafter, a public hearing shall be held with notice to permittee and/or entity 
using such property and owners of properties subject to notice of the original permit.  
Following such public hearing, the County Board may take such action(s) as it deems 
necessary to obtain compliance, including, but not limited to, revocation of such special 
permit for failure to comply with such terms, conditions and requirements.  (Resolution 
5-9-06). 

 
 
 
 
 
 
 
 
 



 
ZONING AGENDA ITEM #3 

4.  

FROM:  Dennise Daniels, Zoning Administrator 

MEETING DATE:  March 8, 2022 

SUBJECT: Chad Dixon, licensed land surveyor, on behalf of Kohlscheen Farms, has 
filed an Application for Zoning Map Amendment, for property described 
as Part of the Southeast Quarter of the Southwest Quarter in Section 
Fourteen (14), Township Twelve (12) North, Range Sixteen (16) West of 
the Sixth Principal Meridian, Buffalo County, Nebraska. The applicant has 
requested to rezone approximately 10.34 acres, of which approximately 
0.33 acres are presently being used for road purposes on the South side, 
from AG – Agriculture to AGR – Agricultural – Residential.  

Discussion: 
 
Per Zoning Regulations, Section 11.3, the Board of Commissioners must review any zoning 
amendments, after recommendation of the Planning & Zoning Commission. The applicant is 
seeking to rezone approximately 10.34 acres from Agriculture (AG) to Agricultural – Residential 
(AGR). 
  
This property is located west of Highway 10, north of 340th Road.  Parcel ID: 100074000.   
 
Considerations:  
 

a. That such change in zoning designation would have minimal adverse effect on 
surrounding properties. 

b. That the intended use of the Agricultural – Residential (AGR) District is consistent 
with property use in the surrounding area. 

c. This amendment is consistent with the growth and development of Buffalo County 
and the overall Comprehensive Plan adopted by Buffalo County, Nebraska, and 

d. The subject property is situated close to already existing public improvements, such 
as sufficient utilities so that the map amendment with its attendant changes in uses 
will not cause additional public costs to function effectively. 

 
On February 17, 2022, The Planning Commission recommended to forward this application 
favorably, on an 8-0 vote, with one abstention and no absences. 
 
Voting yes: Brady, Biehl, Jeffs, Keep, Schmidt, Vacek, Wolfe, & Stubblefield. 
Voting no: None.   
Abstain: Vest. 
Absent: None. 
 
No opposition was received for this application. 
 
 
 

 
 
 

 
 



 
ZONING AGENDA ITEM #4 

5.  

FROM:  Dennise Daniels, Zoning Administrator 

MEETING DATE:  March 8, 2022 

SUBJECT: Paul Simpson, Senior Manager Retail Operations, on behalf of Simplot 
AB Retail Sub, Inc., previously known as Pinnacle Agriculture 
Distribution, Inc., has filed an Application for Special Use Application to 
install signage for property identified as tax parcel 660286130, and 
described as Part of Government Lot 1 in Section Thirty (30), Township 
Nine (9) North, Range Fourteen (14) West of the Sixth Principal Meridian, 
Buffalo County, Nebraska. 

 
 Discussion: 
 
Per Buffalo County Zoning Regulations, Section 8.32, signs not meeting the criteria set out in 
Section 8.31 shall be allowed only by special use permit as allowed in the various zoning 
districts. 
 
Paul Simpson, Senior Manager Retail Operations, on behalf of Simplot AB Retail Sub, Inc. has 
applied for a Special Use Permit on parcel 660286130 to install signage, which is situated north 
of East 56th Road and east of Keystone Road. Zoning District: (I) Industrial. 
 
On February 17, 2022, The Planning Commission recommended to forward this application 
favorably, with no additional conditions, on an 8-0 vote, and no abstentions or absences. 
 
Voting yes: Biehl, Jeffs, Keep, Schmidt, Wolfe, Vacek, Vest, & Stubblefield. 
Voting no: None.   
Abstain: None. 
Absent: None. 
 
No opposition was received regarding the Special Use Permit. 
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MINUTES OF PLANNING & ZONING COMMISSION 
FEBRUARY 17, 2022 

BUFFALO COUNTY COURTHOUSE  
6:30 P.M. 

 
Notice of the meeting was given in advance thereof by publication in the Kearney Hub, the 
designated method for giving notice. A copy of the proof of publication is on file in the Zoning 
Administrator’s Office. Advance notice of the meeting was also given to the Planning & Zoning 
Commission and availability of the Agenda was communicated in the advance notice. The 
Agenda is available for anyone wanting a copy. 
 
Chairperson Brady opened the meeting at 6:34 p.m. with a quorum present on February 17, 
2022.   
 
In Attendance: Scott Brady, Kurt Schmidt, Francis “Buss” Biehl, Tammy Jeffs, Randy Vest, 
Marc Vacek, Scott Stubblefield, Willie Keep and Loye Wolfe.  
 
Quorum was met.  
 
Also attending were: Deputy County Attorney Andrew Hoffmeister, Zoning Administrator 
Dennise Daniels, and via ZOOM, Tim Keelan and Keith Carl of Hanna:Keelan, Associates. 
Several members of the public attended at approximately 7:00 p.m., some of whom later 
identified as Chad Dixon and Mark Van Slyke. 
 
Chairperson Brady announced The Open Meetings Act and agendas were available if anyone 
wished to have one. 
 
Public Hearing. 3(a) 

Chairperson Brady opened the public hearing for Agenda Item 3(a) at 6:34 p.m. regarding 
Buffalo County Comprehensive Plan, or the general plan for the improvement and development 
of the county outside of the jurisdiction of any city or village, as required per Neb. Rev. Stat. 
§23-174.06. 

Mr. Carl took possession of the screen and began Meeting #4. He informed The Commission 
they will meet again with The Commission on April 21, 2022 and reviewed the agenda for that 
meeting. 

Mr. Keelan reviewed the purpose and goals of the survey and community meetings with The 
Commission. 

Mr. Carl reviewed the revised survey with The Commission and informed them that an online 
version of the survey would be available for the public. 

Chairperson Brady confirmed Hanna:Keelan, Associates’ presence at the community meetings 
after the survey results have been finalized. Mr. Carl confirmed and recommended offering the 
survey at community meetings to boost participation. Secretary Wolfe suggested advertising the 
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community’s meetings on the survey to notify the public. Mr. Keelan encouraged adding an 
additional line to the survey to notify the public of the community meetings to discuss the results 
of the survey. Mr. Carl said he would make the changes. 

Chairperson Brady asked if The Commission would have the capability to distribute the hard 
copy of the survey to the public. Mr. Keelan stated they would work with Zoning Administrator 
Daniels to get a clearer implementation of the survey. 

Chairperson Brady mentioned The Commission should, perhaps, advocate the survey to the local 
community councils/boards. Mr. Keelan stated that Mr. Carl and Zoning Administrator Daniels 
would discuss the implementation further and decide how to move forward and would, then, 
notify The Commission. 

Chairperson Brady asked Zoning Administrator Daniels if she would have the budgetary 
resources to help distribute the survey and Zoning Administrator Daniels stated she would look 
into it further and report back. Deputy County Attorney Hoffmeister reminded The Commission 
the survey would be available online. He recommended making the survey available on the 
Buffalo County Website and, additionally, printing the online website on the survey. He 
addressed Zoning Administrator Daniels and asked to make it available online at our website. 
Zoning Administrator Daniels agreed. 

Mr. Keelan directed The Commission’s attention to the survey and asked if the revised copy was 
more appropriate. He asked if The Commission had any other comments or questions.  

Chairperson Brady said he believed the survey was appropriate and the questions asked would 
provide them the information they needed to move forward with The Comprehensive Plan.  

Mr. Keelan and Mr. Carl reviewed different implementation tactics with The Commission. 

Mr. Keelan reviewed Table One with The Commission. He stated that he re-reviewed their 
concerns regarding growth and asked The Commission if the newly-revised table looked 
appropriate. Ms. Jeffs asked Zoning Administrator Daniels if 38 houses a year seemed suitable. 
Zoning Administrator Daniels said it appeared to fit the trend from the last several years, 
especially with consideration given to building materials and availability of land. Mr. Keelan 
reminded The Commission that Buffalo County needs to preserve Agriculture, as we are an 
agriculturally driven county. Deputy County Attorney Hoffmeister agreed with Mr. Keelan’s 
projections and informed The Commission the Community Planning Jurisdictions will continue 
to grow and remove housing from Buffalo County’s jurisdiction. 

Vice-Chairperson Keep asked if Buffalo County needed to adjust their subdivision regulations to 
be more in line with the city of Kearney’s regulations. Deputy County Attorney Hoffmeister told 
The Commission, Buffalo County currently has similar regulations with the city. Discussion 
occurred regarding standards to subdivision regulations. 

Chairperson Brady asked if the revised regulations would dictate where subdivisions would be 
permitted. Mr. Carl explained permitted areas of subdivisions would be reviewed in the Future 
and Existing Land Use Maps, as well as in the regulations. Chairperson Brady asked if the 
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information gathered regarding permitted areas of subdivisions would also review the concerns 
of infrastructure to support the increasing demands of the population. Mr. Keelan confirmed and 
said it would all be reviewed as part of The Comprehensive Plan. 

Mr. Keelan went on to review Table Two with The Commission.  

Mr. Keelan asked if The Commission had any other questions or concerns. Mr. Carl reviewed the 
steps that would be taken to make the survey live. They thanked The Commission for their time 
and signed off. 

Chairperson Brady closed the public hearing for Agenda Item 3(a) at 7:17 p.m. 
 
Chairperson Brady called the regular meeting of the Buffalo County Planning and Zoning 
Commission to order.  
 
Chairperson Brady re-announced The Open Meetings Act and agendas were available if anyone 
wished to have one. 
 
The public forum was opened at 7:18 p.m.  The public forum closed at 7:18 p.m.  
 
Public Hearing. 7(a) 
 
Chairperson Brady opened the public hearing for Agenda Item 7(a) at 7:19 p.m. regarding an 
Application for Zoning Map Amendment, filed by Chad Dixon, Registered Land Surveyor, on 
behalf of Kohlscheen Farms, for property described as Part of the Southeast Quarter of the 
Southwest Quarter in Section Fourteen (14), Township Twelve (12) North, Range Sixteen (16) 
West of the Sixth Principal Meridian, Buffalo County, Nebraska. The applicant has requested to 
rezone approximately 10.34 acres, of which approximately 0.33 acres are presently being used 
for road purposes on the South side, from AG – Agriculture to AGR – Agricultural – Residential. 
 
Deputy County Attorney Hoffmeister presented conflicts of interest statements: Randy Vest is a 
brother-in-law to the applicant. Deputy County Attorney Hoffmeister stated that Mr. 
Kohlscheen’s sons rent farm ground from him, but he did not appear to have any conflict with 
this particular piece of ground. 
 
Chad Dixon, licensed land surveyor, with Miller and Associates, 1111 Central Avenue, Kearney, 
Nebraska, stepped forward to present the application. He stated that the Kohlscheens currently 
own the whole quarter of ground, but there is an existing house site on that quarter, which houses 
one of the applicants’ children. Mr. Dixon continued, Mr. and Mrs. Kohlscheen would like to 
construct their own residence on this quarter of ground, but the proposed site is located within 
1,000 feet of the existing residence. He stated, in order to have the new residence compliant, the 
10-acre tract would need to be rezoned.  
 
Mr. Dixon went on to explain that ownership would not change and banks are now requiring 
owners to split off smaller parcels for loans. Vice-Chairperson Keep asked Mr. Dixon if the bank 
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was requiring the 10 acres. Mr. Dixon stated the banks were encouraging smaller lots. 
Discussion occurred how land is assessed.  
 
Vice-Chairperson Keep inquired whether there was a way to discourage the 1,000 between 
residences regulation to avoid the regular rezoning requests made to The Commission. Deputy 
County Attorney Hoffmeister reviewed The Future Land Use Map and stated this particular area 
was located in an area that was designated as residential. Therefore, rezoning can occur, he 
explained. Discussion occurred what is required for rezoning areas and The Comprehensive Plan. 
 
Chairperson Brady asked if anyone had additional questions or concerns. Secretary Wolfe asked 
if the entire 10 acres would be for one ownership and Mr. Dixon confirmed. Discussion 
continued regarding rezoning areas and The Comprehensive Plan. 
 
Chairperson Brady asked if there were other questions or concerns. 
 
Chairperson Brady closed the discussion on this agenda item at 7:26 p.m. 
 
Motion was made by Mr. Biehl, seconded by Mr. Vacek, to recommend favorably the 
Application for Zoning Map Amendment, filed by Chad Dixon, Registered Land Surveyor, on 
behalf of Kohlscheen Farms, for property described as Part of the Southeast Quarter of the 
Southwest Quarter in Section Fourteen (14), Township Twelve (12) North, Range Sixteen (16) 
West of the Sixth Principal Meridian, Buffalo County, Nebraska, to rezone approximately 10.34 
acres, of which approximately 0.33 acres are presently being used for road purposes on the South 
side, from AG – Agriculture to AGR – Agricultural – Residential to the Buffalo County Board of 
Commissioners. 
 
Upon roll call vote, the following Board members voted “Aye”: Biehl, Jeffs, Keep, Schmidt, 
Vacek, Wolfe, Stubblefield, & Brady. 
Voting “Nay”: None.  
Abstain: Vest. 
Absent: None.  
 
Public Hearing. 7(b) 
 
Chairperson Brady opened the public hearing for Agenda Item 7(b) at 7:28 p.m. regarding a 
Special Use Permit Application to install signage, filed by Paul Simpson, Senior Manager Retail 
Operations, on behalf of Simplot AB Retails Sub, Inc., previously known as Pinnacle Agriculture 
Distribution, Inc., for property identified as tax parcel 660286130, and described as Part of 
Government Lot 1 in Section Thirty (30), Township Nine (9) North, Range Fourteen (14) West 
of the Sixth Principal Meridian, Buffalo County, Nebraska.  
 
Mark Van Slyke stepped forward to present the application. He presented “Exhibit A”, an 
updated Master Plan for the Simplot location at 39695 E 56th Road, Gibbon, Nebraska. Zoning 
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Administrator Daniels made copies and distributed them to The Commission and Deputy County 
Attorney Hoffmeister. 
 
Mr. Van Slyke stated Simplot intended to place the sign in the front of the business and remove 
the existing trees. Chairperson Brady asked if their intent met the new zoning regulations for 
signage. Mr. Van Slyke confirmed. 
 
Deputy County Attorney Hoffmeister reminded The Commission that East 56th Road is an 
easement-only road, not county-maintained.  He asked Mr. Van Slyke if they intended to 
construct a sign on the side of the building. Mr. Van Slyke stated there already was a sign on the 
building. 
 
Secretary Wolfe asked Mr. Van Slyke if the photo taken was accurate. Mr. Van Slyke confirmed, 
but also stated they intended to put a v-shaped (3-sided) sign. Discussion occurred regarding the 
size of the sign. 
 
Secretary Wolfe asked if the public would still be able to see oncoming traffic. Mr. Van Slyke 
confirmed. 
 
Mr. Schmidt asked if the existing sign, as shown in the photos, would be removed and replaced. 
Mr. Van Slyke confirmed it had been removed. 
 
Chairperson Brady asked if any other questions or concerns needed to be addressed. 
 
Chairperson Brady closed the discussion on this agenda item at 7:36 p.m. 
 
Motion was made by Mr. Vest, seconded by Mr. Schmidt, to recommend favorably the Special 
Use Permit Application to install signage, filed by Paul Simpson, Senior Manager Retail 
Operations, on behalf of Simplot AB Retails Sub, Inc., previously known as Pinnacle Agriculture 
Distribution, Inc., for property identified as tax parcel 660286130, and described as Part of 
Government Lot 1 in Section Thirty (30), Township Nine (9) North, Range Fourteen (14) West 
of the Sixth Principal Meridian, Buffalo County, Nebraska. to the Buffalo County Board of 
Commissioners. 
 
Upon roll call vote, the following Board members voted “Aye”: Jeffs, Keep, Schmidt, Vacek, 
Vest, Wolfe, Stubblefield, and Biehl. 
Voting “Nay”: None.  
Abstain: None. 
Absent: None.  
 
Old Business 
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Minutes 
 
Motion was made by Mr. Vacek, seconded by Mr. Stubblefield, to approve the minutes of the 
January 20, 2022 meeting, with the correction on page 8 from “Elk Creek” to “Elm Creek”. 
 
Upon roll call vote, the following Board members voted “Aye”: Keep, Schmidt, Vacek, Vest, 
Stubblefield, Biehl, & Jeffs. 
Voting “Nay”: None.  
Abstain: Wolfe. 
Absent: None. 
 
Motion carried. 
 
New Business 
 
Report on Previous Hearings 
 
Zoning Administrator Daniels reviewed the 2021 Zoning Report. Discussion occurred regarding 
the report. Secretary Wolfe commented on the income generated from the values of structures, 
and discussion occurred whether to have pre-addressed stamped envelopes for The 
Comprehensive Plan Survey. 
 
Secretary Wolfe made an official motion to request pre-stamped and pre-addressed envelopes for 
the distribution (not for masses) of The Comprehensive Plan Survey, seconded by Ms. Jeffs. 
 
Upon roll call vote, the following Board members voted “Aye”: Schmidt, Vacek, Vest, Wolfe, 
Stubblefield, Biehl, Jeffs, & Keep.  
Voting “Nay”: None.  
Abstain: None. 
Absent: None. 
  
Secretary Wolfe thanked Zoning Administrator Daniels for highlighting and excerpting the 
regulations regarding the signage and asked Deputy County Attorney Hoffmeister if Buffalo 
County could request documentation regarding the 10-acre split the banks are requiring. Deputy 
County Attorney reviewed the regulations and exceptions regarding lot sizes. Discussion 
occurred what could be allowed or required for minimum lot sizes. 
 
Zoning Administrator Daniels provided a report on the previous hearings from the January 20, 
2022 Planning and Zoning Meeting. The Code Amendment to Section “14.5”, regarding Adult 
Entertainment, to correct formatting, will be reviewed by The Board of Commissioners on 
February 22, 2022. 
 
Zoning Administrator Daniels also provided an update regarding The Board of Commissioners’ 
review of the Special Use Permit, filed by Woitaszewski Brothers for Class V Dairy Operation. 
She notified The Commission that The Board of Commissioners approved cancellation of the 
Special Use Permit.  
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New Business, Correspondence & Other Business 
 
Zoning Administrator Daniels highlighted the ETJ correspondence, for the city of Kearney, 
regarding Prairie View Business Park Second. She requested The Commission review the 
proposed letter and let her know if changes needed to occur. No one requested changes. 
Chairperson Brady asked where the subdivision was located and Zoning Administrator identified 
the parcel for The Commission.  
 
Deputy County Attorney Hoffmeister reviewed changes in the ETJ with new developments and 
annexation of the cities and villages of Buffalo County. 
 
Zoning Administrator Daniels also reviewed the County of Dawson Notice of Public Hearing 
with The Commission. Discussion occurred regarding accessory structures. 
 
Discussion occurred regarding new subdivisions and road maintenance requirements. 
 
Zoning Administrator Daniels informed The Commission of upcoming Nebraska Planning and 
Zoning Association online training available. 
 
Chairperson Brady recapped having The Commission Members attend community meetings to 
advocate for The Comprehensive Plan Survey. 
 
Deputy County Attorney informed The Commission of a code amendment that will be coming 
next meeting regarding slaughterhouses. 
 
Next Meeting 
 
The next meeting will be conducted March 17, 2022, at regular time, 7:00 p.m. 
 
Adjourn 
 
Chairperson Brady adjourned the meeting at 8:29 p.m. 
 
 
___________________________________   _____________________________
 Scott Brady, Chairperson     Loye Wolfe, Secretary 
Buffalo County Planning & Zoning Commission 
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Buffalo County Zoning Regulations 
44

damaging, unhealthful or disturbing to adjacent property, or the users thereof, and 
shall be on the premises of the main use. 

Accessory buildings and structures shall not occupy more than thirty percent of the 
area of the side, front, and rear yards. Any accessory building and/or structure 
and/or use comprised of two hundred (200) square feet or less is exempted from 
the need to obtain a zoning permit, but shall have a minimum yard setback as 
required within the zoning district.  Attached garages are considered part of 
principal building. (Resolution 02-11-2020) (Resolution 02-09-2021) 

8.2   HOME OCCUPATIONS 

An occupation or activity carried on within the dwelling or accessory building by a 
member of the family residing on the premises, which occupation or activity is 
incidental and secondary to the residential occupancy and does not change the 
residential character nor infringe upon the right of neighboring residents to enjoy a 
peaceful occupancy of their homes. 

The following conditions and restrictions shall apply to such customary home 
occupations: 

a. The primary use of the building or structure in which the occupation is
situated shall clearly be the dwelling used by the person as his private
residence.

b. No equipment or machinery shall be used in such activities that are perceptible
off the premises by reason of noise, smoke, odor, dust, radiation, electrical
interference, or vibration.  Parking shall be handled in such a manner as to not
impede or hinder traffic on any public right of way.

8.3  SIGNS.  

All signs, regardless of the need to obtain a zoning permit, shall not impair visibility 
along any street or road.    The approval of the County Highway Superintendent is 
needed before placing a sign within fifty feet of public road street right-of-way to 
ensure no issues exist, as to visibility.   

8.31. Signs Allowed as a Use by Right. The following signs are allowed as a use 
by right in the various zoning districts if listed in the particular district: 

1. Signs erected by, or required by a public entity that has power to
condemn,

2. Permanent sign(s) with an signage area of nine (9) square feet or less,
3. Permanent sign(s) for church(s) or cemeteries with a signage area of

twenty (20) square feet or less, or
4. Temporary sign, whether affixed to the ground or on a trailer, with a

signage area of thirty-three (33) square feet or less,
5. These signs are subject to any regulation State regulation when located

within sight of a State or Federal Highway.

Article 8, Accessory Uses

ddaniels
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Buffalo County Zoning Regulations 
45

8.32 Signs Allowed by Special Permit.  Signs not meeting the criteria set out in 
Sec. 8.31 shall be allowed only by special permit as allowed in the various zoning 
districts.  Minimally these shall be required to: 

1. Maintain as a minimum setback from all property lines a distance equal in feet
to the square root of the area of the sign, plus the height, both measured in
feet, rounded up, which said distance shall be measured from the nearest
edge of the sign to any property line.

2. Have permission from the Nebraska Department of Transportation, if located
along, or in, a Federal or State Maintained highway, or Buffalo County
Highway Superintendent, or both, if placed on land that abuts a parcel
abutting both state and locally controlled or maintained highways, streets,
and/or roads.  These agencies shall have the sole judgment as to whether the
sign, either as erected or maintained, may obscure or otherwise physically
interfere, or cause confusion with any official traffic sign, signal, or device, or
obstruct or physically interfere with a driver’s view of approaching, merging, or
intersecting traffic.

3. Meet the following, location, setback, and size limitations, unless a more
limiting size is set out for the particularized use relating to the sign:

Specific size requirement for each zoning district are given in this table: 

Zoning District Agriculture 
(AG) 

Agricultural - 
Residential (AGR) 

Rural 
Conservation 

(RC) 

Commercial 
(C) Industrial (I) 

Sign Class I II I II I II I II I II 

Maximum Size   
(square feet)*: 50 300 25 75 25 25 No Limit No Limit 

Maximum Height:  
(feet) 10 35 10 20 10 10 35 50 35 50 

Space, Minimum Linear 
Distance Between Signs 

(feet): 
No 

Limit 1000 1 Per Lot 1 Per Lot No Limit 250 No Limit 250 
Illumination Allowed: Yes Yes Yes Yes No No Yes Yes Yes Yes 

Minimum Distance from 
Intersection         

(feet): 50 150 50 50 50 50 50 150 50 150 
Maximum Length    

(feet): 10 30 10 15 10 10 30 30 30 30 
Minimum Distance from 

Public Property Use 
Land:       

Other than 8.32 (1) None 50 None 50 None 50 None 150 50 150 
Minimum Distance from 

Any Property Line: 
The square foot of the area of the sign, plus the height of the sign, both measure in feet, 

with each number rounded up prior to addition of the two. 

Article 8, Accessory Uses, Cont'd:

Administrative Note:
-----------------

8.32 (1): Square Root 
of the Area of Sign, 

Plus the Height, Both 
Rounded Up

------------------
4' x 8' = 32 Square 

Feet

√32 = 5.657 = 6

6 + 8 = 14'

The sign must be 
located, at a 

minimum, 14 feet 
from any property 

line.
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*All measurements are in feet.

For purposes of Sign classification as either “I” or “II” in this chart, the following definitions apply: 

CLASS I SIGNS: Sign(s) that only advertise activities conducted on the property on which the 
sign(s) are located. 

CLASS II SIGNS: All other outdoor advertising signage, which includes bill boards, which are 
not Class I signs, that are not excluded from other requirements of these zoning regulations or 
issued special use permits. 

4. “All zoning permits issued by Buffalo County are subject to any rule or
regulation of the Nebraska Department of Transportation relating to
placement of advertising signage.  That Department’s regulations relating to
sign(s) are adopted by reference as a part of these regulations.  The state
regulations shall apply with the area of their jurisdiction except where local
zoning rules impose a stricter standard.   In areas subject to state jurisdiction,
the applicant shall be required to obtain a state permit prior to issuance of a
county zoning permit.”

8.4 YARD REGULATIONS: (Resolution 3-11-08) 

8.41 FRONT YARDS: The front yards heretofore established shall be adjusted in 
the following cases: (Resolution 3-11-08) 

Where forty percent (40%) or more of the frontage on one side of a street 
between two intersecting streets is developed and the buildings on this side 
of a block have observed a front yard greater in depth than herein required, 
new buildings shall not be erected closer to the street than the average front 
yard so established by the existing buildings provided that no building shall 
be required to have a front yard setback of more than fifty (50) feet. 

Where forty percent (40%) or more of the frontage on one side of a street 
between two intersecting streets is developed with buildings that have a front 
yard less than the required, new buildings shall not be erected closer to the 
street than the nearest building on the block. 

ARTICLE 9 

COUNTY BOARD OF ZONING ADJUSTMENT 

9.1   CREATION, MEMBERSHIP 

The County Board of Zoning Adjustment is hereby created and shall be known as 
the County Board of Zoning Adjustment.  The members of said board shall be 
appointed by the County Board. 

Article 8, Accessory Uses, Cont'd:
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ARTICLE 6 

SPECIAL USE PERMIT 

6.1 GENERAL 

The County may authorize by special permit after public hearing, any of the 
buildings or uses designated in this resolution as permitted special uses. 

6.2 PROCEDURES 

Such application shall be in writing, filed in the Office of the County Clerk, state the 
proposed location and use of the property, and such other relevant matters as may 
be requested by the County.  Upon receipt of such application, the Zoning 
Administrator shall forward the application to the Planning Commission for its 
recommendation.  Upon hearing, the Planning Commission shall forward its 
recommendation to the County Board, within thirty (30) days.  Upon hearing, the 
County Board may allow or deny the application in whole or in part, or prescribe 
conditions for such use of the property.  In making any decision granting a special 
use permit, the County Board shall impose such restrictions, terms, time limitations, 
landscaping, improvement of off-street parking lots, and other appropriate 
safeguards as required protecting adjoining property.  Unless otherwise specifically 
stated, construction requested on such special permit shall commence within 120 
days after authorization and shall be substantially completed two years after 
commencement.  No special use permit shall become effective until after separate 
public hearings are held by both the Planning Commission and the County Board in 
relation thereto, at which parties in interest and citizens shall have an opportunity to 
be heard.  Notice of the purpose, time, and place of such hearing shall be given by 
publication thereof in a paper of general circulation in the County and in the local 
newspaper of any county/village/city which has territory within three miles of the 
property affected by such action of the County Board, one time at least ten days 
prior to such hearing. (Ref. 23-164 R.S. Neb.). 

In addition to the publication of the notice herein prescribed, a notice, in sign form, 
of the hearing shall be posted in a conspicuous place on or near the property on 
which such action is pending.  The sign shall be placed at least ten (10) days prior 
to date of each hearing.  The sign shall state in conspicuous writing visible from the 
traveled surface of the nearest public road: the purpose, time, and place of hearing. 
A notice of the purpose, time, and place of the hearing shall be given in writing to 
the Chairperson of the County Board, or Planning Commission which has 
jurisdiction over land within three miles of the property affected by such action.  In 
the absence of a Planning Commission, such notice shall be given to the clerks of 
units of local government having jurisdiction over land within three miles of the 
property affected by such action.  A written notice of such hearing shall be 
distributed to record title owners of property located within three hundred (300) feet 
of the property line of the property requesting the special use permit. 



Buffalo County Zoning Regulations 
37

Except as otherwise provided herein, no special use permit shall be granted by the 
County Board, without an affirmative vote of a majority of all members of the 
County Board and providing the proposed use is found to comply with the following 
guidelines: 

1. Be compatible with and similar to the use permitted in the district, and

2. Not be a matter which should require re-zoning of the property, and

3. Not be detrimental to adjacent property, and

4. Not tend to depreciate the value of the surrounding structures or property,
and

5. Be compatible with the stated intended use of the district, and

6. Not change the character of the district, and

7. Be in accordance with the Comprehensive Plan.

In case of protest against such special use permit, filed with County Clerk within 
seven (7) days following Planning Commission’s public hearing considering such 
special use permit signed by the owners of twenty percent (20%) or more either of 
the area of the lots included in such proposed change, or of those immediately 
adjacent on the side and in the rear thereof extending one hundred (100) feet, 
therefrom, and of those directly opposite thereto extending one hundred (100) feet 
from the street frontage of such opposite lots, such special use permit shall not 
become effective except by the favorable vote of two-thirds of all members of the 
County Board. (Resolution 10-10-03) 

6.3 SALVAGE OR JUNK YARD 

Salvage or junkyard operations and related facilities shall only be allowed by 
special permit in the AG and I Zoning Districts under the following conditions: 
(Resolution 3-9-04) 

1. A remediation fund or bond shall be posted for clean up of facility in the
event of abandonment.

2. The operation shall be conducted wholly within a noncombustible building or
within an area completely surrounded on all sides by a visual obscuring
fence, wall or hedge.  The fence, wall or hedge shall be of uniform height (at
least eight (8) feet high) and uniform texture and color shall be so
maintained by the proprietor as to insure maximum safety to the public and
preserve the general welfare of the neighborhood.  The fence, wall or hedge
shall be installed in such a manner as to retain all scrap, junk or other
material within the yard and no scrap, junk or other material shall protrude
above the fence.

Article 6, Special Use Permits, Cont'd:
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