
 



Introduction 

Purpose of the Comprehensive Plan 
 
The primary purpose for the development of a comprehensive plan is to provide basic guidelines and policies for use by 
public officials and the private sector whose decisions may affect existing and/or future uses of the land and resources 
within the planning area.  This document is a continuation of previous planning efforts and is intended to promote orderly 
growth and development within the City of Scottsbluff, as well as to provide guidelines for directing physical growth and 
change. 
 
 Scope of the Comprehensive Plan 
 
The intended scope of the plan is to provide a general analysis of the needs of the City of Scottsbluff and its residents, 
particularly as they relate to existing and future uses of the land.  In doing so, the plan evaluates past trends in several 
subject areas and attempts to project in what manner changes will occur several years into the future.  Primary emphasis 
is placed upon how these trends might impact physical growth and development within the city and the identification of 
policies needed to direct that change. 
 
Although this study is a comprehensive plan for the incorporated  areas of the City of Scottsbluff, it recognizes that both 
existing and future activities within the remainder of Scotts Bluff County may directly, or indirectly, cause change to oc-
cur within the City.  The conclusions drawn in this study attempt to incorporate these potential impacts and reflect the 
need for intergovernmental cooperation. 
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Development Plan 

Community Vision 
 
The City of Scottsbluff, and local civic organizations, have undertaken numerous efforts over the past ten to fifteen years to  
identify a desired future for the community.  Examples of these efforts include: 

 
• Community needs surveys 
• A Vision 2020 planning session with task forces related to Business & Economic Development, Community  
       Leadership, Education, Health & Recreation, Infrastructure and Land Use/Growth Management 
• Conducted numerous planning processes including previous comprehensive, housing, urban design, signage,   
        park & recreation, zoo, and transportation planning processes   

 
All of these documents contained either specifically framed visions of the community and/or numerous pieces of information and 
public response that would assist in drafting a vision.  Rather than reiterating information contained in all of these documents, the 
following narrative is an attempt to relay key concepts found within these documents that, when combined, might represent a 
broad encompassing vision of the community.  A majority of the comments and ideas contained in these documents can be cate-
gorized into the broadly defined vision themes shown below.  A descriptive representation of these vision themes can be found 
on the following page. 

 
 

A Quality Human Environment 
 

A Center for Population Growth and Economic Prosperity 
 

A Connected Community 
 
 
 
 
 

 
Implementing the Vision 
 
The role of a comprehensive plan in the development process is to provide a foundation of concepts, guidelines and policies to 
guide public and private decisions relative to uses of land, public resources and the location and extent of future development.   
Key development concepts based upon the community vision are presented in this section of the plan along with recommended 
development goals and policies to assist with and guide future implementation efforts.  Policy recommendations are based upon 
desired physical change reflected in the vision themes and incorporate key features of this and previous planning efforts.  Key 
features described in this section of the plan are depicted on Maps 2-1 through 2-3. 
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A Quality Human Environment 
 
The City of Scottsbluff is a thriving and attractive community renowned for its quality of life.  Located in a broad valley between 
Pine covered ridges to the south and sandstone bluffs of the high plains to the north, the community is provided an extremely 
comfortable, low humidity, four season climate.  The community is situated adjacent to nationally recognized landmarks rising 
from the valley floor .  A key community feature, the North Platte River and its adjacent ponds, serve as a center of recreation 
and leisure activity for residents of Scottsbluff, neighboring communities and tourists.   Unique historical features are restored 
and functionally utilized.  Decoratively landscaped transportation corridors and pedestrian pathways connect major community 
features.  Easily discernable directional signage facilitates unrestricted movement into and throughout the community. 
 
Urban variety in Scottsbluff is provided by unique residential neighborhoods.  Public involvement is a central component in the 
neighborhood development process.  Residential neighborhoods provide a safe, quiet living environment separated from inter & 
intra-city vehicular traffic.  Streetscape development, a variety of housing alternatives and recreational/leisure amenities for dif-
fering age groups provide a fully integrated neighborhood lifestyle.  Commercial clusters and employment centers are disbursed 
throughout the community geography efficiently utilizing land and public resources, and encouraging pedestrian access from 
home to work, to shopping. 
 
Scottsbluff provides a healthy lifestyle for its residents.  Numerous active and passive recreational opportunities have been incor-
porated in a park system that attracts participation and efficiently uses public space.  A complete range of medical services is 
provided to serve the needs of the population.  Alternative residential lifestyles and transportation resources provide a continuum 
of care and access for the community’s growing elderly population.  High quality fire, building regulation and police protection 
services proactively reduce potential risks for community residents. 
  
A Center of Population Growth and Economic Prosperity 
   
Opportunities for growth abound in Scottsbluff.  Present and future growth are founded upon the strengths of a highly educated 
and productive workforce. The rich cultural and ethnic heritage of the community is celebrated creating both social and economic 
opportunity.  High quality educational resources, ranging from primary education to acquiring advanced degrees to skills train-
ing, attract youth and young families to the community.   
 
A diverse base of business and industry provides shopping and service variety and a broad range of employment opportunities.    
Economic opportunity is created through wise and efficient use of area resources and strategic investments that capitalize upon 
the community’s location advantages.  Preservation of key community features, combined with functional and economic restruc-
turing, adaptively revitalize older commercial neighborhoods and corridors.  New developments are located in distinct commer-
cial clusters and centers of employment. 
 
The City of Scottsbluff, civic organizations, institutions and the private sector are active partners supporting economic growth 
and achievement for all residents.  Training, mentoring and financial assistance resources support a growing base of entrepre-
neurs and home grown business.   
 
A Connected Community 
 
The City of Scottsbluff is connected, internally and externally.  Community efforts, social or economic, are rooted in cooperation.  
Citizens, elected officials, the business community and political representatives have adopted a proactive development approach 
based upon a clear understanding of community goals.  Community leaders constantly monitor the external political and eco-
nomic geography to strategically position the community. 
 
Easy access is a key feature contributing to success.  A variety of transportation services and technologies, both public and  
private, move people, services and goods into, through, and beyond, the community.   
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Creating A Quality Human Environment 
 
A quality human environment is a key component of any successful community or economic development effort.  Economic and 
demographic growth trends across the United States clearly indicate that communities with unique environmental resources and 
policies that promote “quality” development at all levels create competitive advantage.  Scottsbluff has several unique environ-
mental features and a base of “quality” community components.  Enhancing and building upon these features will create new 
competitive advantage for the community.  The following narrative summarizes key development concepts related to developing 
a quality community: 
 
Preserve Community Vistas 
 
Scotts Bluff National Monument and the North Platte River corridor represent the community’s primary environmental features.  
View corridors can be preserved by: 
 
• Carefully monitoring the placement of tall structures within the community and by amending height restrictions.  
• Requiring monument style and/or ground signs adjacent to key corridors such as Highway #71 and South Beltline. 
• Discouraging encroachment of incompatible land uses adjacent to existing and potential environmental corridors such as the 

North Platte River and Scottsbluff Drain. 
• Encouraging and establishing native vegetation programs within environmental corridors. 
• Marketing key community environmental features to create a “value-added” economic advantage. 
 
Develop the North Platte Riverfront 
 
The North Platte River, and its adjacent ponds, should be preserved and developed as a center of recreation and leisure activity.  
A development base has already been established and consists of the Riverside Park, Zoo and Campground; Monument Valley 
Pathways; the YMCA; and Trails West Camp.  Future riverfront development policies and efforts should include: 
 
• Discouraging encroachment of incompatible land uses adjacent to the river corridor. 
• Creating a riverfront development master plan incorporating preservation, recreation and economic components. 
• Investing in additional improvements within the corridor that result in an added economic value.  This can be accomplished 

through the provision of tourism related recreational activities, such as canoe landings.  
 
Preserve Unique Historical Community Features 
 
Unique historical features provide a visible description of community history and heritage.  As in the case of the Midwest Thea-
tre, their preservation and functional adaptation results in a community economic asset with investment potential, marketing op-
portunities that reach far beyond community capabilities and boundaries.    
 
• Unique historical features should be identified, preserved and restored to functional use.   
 
Providing High Quality Education & Cultural Resources 
 
Educational attainment and worker skills improvements are critical to the future of the community.  Resources such as the Scotts-
bluff Public Schools, Western Nebraska Community College, the University of Western Nebraska and Chadron State College are 
important features that must be maintained.  In addition, community features that serve as both educational and cultural resources 
such as the Scottsbluff Public Library, Western Nebraska Arts Center, museums and Midwest Theatre to name just a few are 
equally important components of a vibrant, high quality community environment. 
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Create Impressions That Entice Community Exploration 
 
In the process of marketing a community to future businesses and residents displaying a good first impression, more often than 
not, dictates success.  Scottsbluff has and will continue to develop as a regional trade center.  Providing not only a good first im-
pression, but building upon that impression as people are directed into, and through, the community will assist Scottsbluff in ex-
panding its trade center status.  Several community design strategies have been identified in previous planning efforts to address 
this need as summarized below: 
 
• Create strongly defined community entrances using monument style entrance signs, landscaping and directional information.  

Priority areas include US 26 intersections with East Overland, Highway #71N, and the future east and west bypass intersec-
tions.  The motorist should feel a sense of arrival upon reaching these features. 

• Improve Inter-Urban connections by continuing landscaping and clean-up efforts at North Platte River bridge crossings and 
along the length of the riverfront. 

• Considerable attention will need to be paid to future elevated rail crossings on the east and west bypasses.  Landscaping, 
banners and other treatments should be incorporated to capture the motorists attention where elevation allows unfettered 
views of adjacent heavy industrial areas and junk deposits. 

• Key intersections, or nodes, within the community should be landscaped and signed.  This provides directional assistance to 
the motorists and invites them to venture further into the community. 

• Careful design and development of storm water retention structures can add a unique aesthetic benefit to the community and 
create recreation opportunities. 

  
 
Create Unique Residential & Commercial Neighborhoods 
 
Public involvement is a central component in the neighborhood development process.  Neighborhood associations could be cre-
ated to assist local elected officials and city staff with development efforts.  Scottsbluff has used this process to some extent in 
the East Overland area.  Key neighborhood improvement efforts should include the following: 
 
• Utilize the Neighborhood Plan Template & Planning Process (borrowed from the Annapolis, Maryland comprehensive plan 

and attached as Appendix A) as a base methodology for encouraging activity citizen involvement in the creation of unique 
neighborhoods. 

• Install street design features that restrict unchecked traffic movement through neighborhoods.  This is of particular concern 
along transportation corridors providing intra-community access to shopping and employment areas through predominately 
residential areas, such as Avenue I between South Beltline and 20th Street, and along 5th Avenue from East Overland to 
27th Street. 

• Provide a variety of housing and recreational options that encourage neighborhood integration. 
• Housing preservation and rehabilitation efforts assisted by CDBG and other state or federal funding should continue in older 

residential neighborhoods. 
• An additional elementary school may be needed north of Highway #26. 
• The Central Business District, 27th Street and East Overland commercial areas should be developed as unique shopping/

service districts. 
• New commercial districts, for example the West Highway 26 district, should be designed as functional business parks versus 

developing in “strip” patterns.  In addition, these districts should incorporate distinctive features, such as landscaping 
themes, etc. to portray a quality community image. 

• Landscape and architectural design requirements should be implemented to ensure high quality developments, particularly in 
commercial areas. 
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Connect Commercial and Employment Centers to Residential Neighborhoods 
 
Modern planning theory has recognized that separation of critical community functions is inefficient in terms of land use, but 
also presents a community with unnecessary transportation issues and unsightly urban sprawl growth patterns.  Mixed use devel-
opments, on the other hand, can provide efficiency in an urban environment and restore social function to a community. 
 
• Clusters of commercial businesses serving local needs can, and should be, dispersed throughout the community to supple-

ment the development of efficient and functional neighborhoods. 
• Employment centers can also be disbursed throughout the community to provide living and working options that result in the 

creation of functional pedestrian neighborhoods, or portions of neighborhoods.   
• The provision of an intra-city trail system connecting key neighborhoods, commercial and employment centers, and civic 

institutions would assist the creation of functional neighborhoods. 
 
 
Promote Healthy Lifestyles and Community Interaction 
 
Park and recreation systems define a community.  Parks are highly visible features that can be used to market a community, but 
more importantly parks provide health benefits to all people, regardless of income, and serve as a social location encouraging a 
healthy interaction of community residents.  Scottsbluff has several large parks disbursed throughout the community.  All of the 
parks incorporate some form of passive and/or active recreation features.  The following concepts are provided to guide future 
park developments and improvements: 
 
• Public park space is needed in the residential areas located north of Highway #26. 
• Future parks will concentrate on limited acre expansions. 
• Park improvements will focus on providing high quality passive and active leisure/recreation features versus additional grass 

to mow. 
• Parks should be designed to encourage active use by residents.  Water features are people magnets. 
• The establishment of active neighborhood groups could be used to assist in designing , developing, monitoring and maintain-

ing park improvements. 
 
 
 
 
 
 
  
  
  

Development Plan 
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A Center for Population Growth and Economic Prosperity 
   
Scottsbluff is firmly established as western Nebraska’s primary trade center.  However, a substantial degree of economic leakage 
from the region continues.  Much of this economic loss comes to rest in Cheyenne, Rapid City and Colorado Front Range com-
munities.  The next trade center status level, or goal, to be pursued by Scottsbluff should be to create a center of population 
growth and economic prosperity capable of competing with a Cheyenne or Rapid City.  This will require a long term, well de-
fined, cooperative effort between elected officials, civic organizations, institutions and the private sector of the larger “economic 
community”.  Several components that must be present in a successful strategy are presented below: 
 
Provide Educational Opportunity & Variety 
 
Many of the countries fastest growing areas are growing due in large part to the presence of a well trained, highly skilled labor 
force and the presence of research entities that continually generate new ideas, products and development opportunities.  Scotts-
bluff has basic components in place with the presence of Western Nebraska Community College, Chadron State College and the 
University of Nebraska.   
 
• It essential that Scottsbluff protect this base from looming budget cuts.   
• Additional research activities must be encouraged, and financed, at the Panhandle Research Center.  
• Expansion of the Center for Business and Individual Training must occur at a level capable of meeting current demand and 

allowing room for development of new opportunities.  
• Providing opportunities for advanced degrees is an essential youth retention/attraction component. 
 
Create Business & Industry Diversity 
 
Statistical data clearly depict the economic plight of rural areas that rely too heavily upon traditional agriculture and bulk com-
modity crop production.  A diversified base of business and industry providing a broad range of employment opportunities is 
needed.  Creating and supporting this base will require several community improvements including: 
 
• The creation of business and industry parks, complete with infrastructure, to accommodate new development.  Business 

parks should include distinctive features such as monument or ground style signed entrances and landscaping. 
• Speculative buildings, or “canned” plans with fixed construction costs and timeframes. 
• Coordinated primary education, job training and industry recruitment efforts. 
• Continuing industry target research and project cost/benefit analysis. 
• A forum or program designed to mentor and assist entrepreneurial efforts of local residents.   
• A method of using the cities cultural and economic diversity to create new business ventures. 
 
Create Economic Advantage Through Efficient Use of Land, Public Infrastructure and Resources 
 
Fixed location costs are evaluated by industries in the development decision process.  A community can create competitive  
advantage through the wise utilization of limited resources, and efficient land development patterns.   
 
• Scottsbluff should encourage cluster development concepts and business/industry parks to reduce land development costs. 
• Leapfrog and strip development patterns should be avoided. 
• Prime development land, according to function, should be reserved for specific business types.  For example, primary en-

trance intersections on State and Federal highways should be reserved for businesses that accommodate the traveling public. 
• Protect the quality of the city’s water resources through preventive measures, such as land development/use restrictions ver-

sus the potential need to implement water treatment. 
• Use the provision of public infrastructure to guide future development patterns. 
• Planned Unit Developments and/or other alternative design features should be encouraged. 
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Restructure and Enhance Existing Commercial Districts 
 
The community of Scottsbluff has made a substantial public and private investment in existing commercial and industrial corri-
dors.  Some of these corridors are experiencing physical and economic decline due to changing consumer habits, the introduction 
of chain stores and service consolidation.  The community must remain open to adaptively revitalizing these areas by facilitating 
functional and economic restructuring. of these areas.  While undertaking this venture several concepts could be introduced: 
 
• Encourage mixed use commercial, service and residential areas by creating a level of constant human activity to support 

businesses. 
• Create and adopt design standards and streetscapes that will encourage residential involvement. 
• Create distinct, or unique, commercial/residential neighborhoods with gateway signage, banners and landscaping. 
• In-filling of vacant land in commercial and residential areas should be facilitated to take full advantage of existing infrastruc-

ture capacity.   
• Use existing development incentives such as Tax Increment Financing and LB840 funds to assist with landscaping and  
       streetscape improvements. 
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A Connected Community 
 
Scottsbluff is presented with at least two major economic opportunities.  One is the city’s geographic location relative to the 
Colorado Front Range economic engine.  The second is the city’s regional trade center status relative to surrounding consumer 
markets.  Scottsbluff’s ability to take full advantage of these opportunities is highly dependent upon its physical connectivity to 
these outside markets.  Physical connections are provided by transportation systems and technology.   
 
Successful community and economic development efforts also require the establishment and maintenance of other types of inter-
nal and external connections.  These include building and maintaining public support for local actions and establishing political  
connections with policy makers and senior governmental entities.    
 
Improve Physical Connections 
 
Scottsbluff’s status as a regional trade and employment center provides an economic benefit to the community, but at the same 
time creates challenges in terms of moving consumer and employment traffic into and through the community.   Maintaining and 
improving trade center status also requires efficient connections to outside markets and urban centers.  Following are several 
goals and/or concepts that will facilitate access and connections within and beyond the community: 
 
• Continued support of efforts to connect the community with major urban centers through air travel improvements and the 

Heartland Expressway should be continued. 
• Commuter and consumer traffic from the south should be directed to the east and west bypasses by installing traffic control 

features, such as stop signs and pedestrian islands. 
• Reduce access points on arterial roadways by introducing cluster/business park development concepts where several busi-

nesses are served by one primary entrance. 
• Continuous curb cut entrances to businesses, direct drive-in gas pump access, or entrances too close to intersections should 

not be allowed. 
• The provision of fixed route public transportation services in the community are needed to serve transportation disadvan-

taged families. 
• Additional turning lanes and parking limitations may be needed on 20th Street to improve traffic flow. 
 
Build Consensus and a Proactive Development Approach 
 
Successful community efforts, social or economic, are rooted in cooperation.  Elected officials, the business community and the 
general public must have a clear understanding of community goals.  It is also helpful if senior government officials and political 
representatives remain informed of community efforts. 
 
• Opportunities should continue to be made available to include the general public and civic organizations in the development 

process. 
• Creating partnerships with the private sector and senior governments improves community success rates. 
• The external political and economic geography should be continuously monitored to strategically position the community. 
• Limited public resources to assist with development should be targeted toward established priorities. 
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Corporate Boundary

Map 2-1:  Transportation & Education Development Components

Transportation Systems
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Education & Skil ls Training
Elementary School
Middle School
High School
Future School
Community College
Research Park
Business & Skills Training Center

Urban Trail System

 



Map 2-2:  Urban Design Concepts

Corporate Boundary
Major Streets

Urban Design Improvements
Entrance Node Improvements
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Future Park
Riverfront Development Corridor
Streetscape Improvements

 



Corporate Boundary

Preservation & Development Areas

Business Park
Employment Centers
Neighborhood Revitalization
Commercial Revitalization Areas
Traveler Service Centers

Major Streets

Map 2-3:  Key Preservation & Development Areas
 



 Demographic Trends & Issues 
The City of Scottsbluff has developed over the course of its history as a major population center in western Nebraska.  The city’s 
economy and trade center status has insulated the community, to some extent, from the population losses and economic declines 
experienced by many of the surrounding rural communities and unincorporated portions of counties.  Scottsbluff’s current demo-
graphic composition provides both opportunities and challenges for the community in the coming decades.  Demographic issues 
and opportunities are summarized below.  Two population growth goals are also provided.   
 
Key Demographic Opportunities and Issues 
 
• Development as a regional trade center and industry consolidation trends have helped insulate Scottsbluff from population 

declines experienced by surrounding communities. 
• The city’s retirement community status will grow as the babyboom generations near retirement age. 
• Natural increase (more births than deaths) has been a large factor contributing to Scottsbluff’s population stability.  How-

ever, deaths are increasing and births are declining.  Attracting new young families and retaining youth are critical to the 
community’s future. 

• Current age structure of the population presents a window of opportunity over the next several years in terms of a growing 
labor force availability. 

• Scottsbluff’s cultural and ethnic diversity presents opportunities for future growth. 
• Scottsbluff has not been able to capture its requisite share of population growth within the Twin Cities. 
• A growing elderly population will create increasing demands for services in the health care sector, transportation services 

and assisted living housing alternatives. 
• Youth retention, or young family attraction, is needed and will require affordable housing, employment opportunities, ex-

panded continuing and higher education options, and improved social amenities. 
• In-migration will be a key to future population growth.  Creating a quality community, in every respect, will be key to at-

tracting new residents and businesses. 
 
 
 
Population Growth Goals 
 
Goal:  Increase Scottsbluff’s population to 16,597 people, an increase of 1,865 persons, by 2020.   
 
This growth goal is based upon a projection that assumes a fairly aggressive rate of growth (12%).  Attaining this growth goal 
will allow the community to protect labor force growth from within, retain additional youth and avoid deterioration of labor force 
capacity that could have long lasting impacts.  Achieving this goal will require a well planned, coordinated and aggressive eco-
nomic development effort by the community.   
 
A Long Term Demographic Vision:  Attaining the critical mass to support the development of Scottsbluff as a primary 
regional trade center.  
 
The premise behind this vision is that survivability of rural communities now, and in the future, requires a critical mass capable 
of supporting the basic institutional capacity necessary to maintain a thriving economy.  From an economic perspective western 
Nebraska also needs a firmly established growth center capable of competing with Cheyenne, Wyoming or Rapid City, South 
Dakota.  Achieving such a vision will assist not only Scottsbluff, but neighboring communities and western Nebraska as a whole.  
Success will also require a shift of viewpoints from approaching economic development from a “politically bound” community to 
that of an “economic community”.  Scottsbluff has demonstrated a move in this direction in recent years with its willingness to 
use LB840 funds beyond the corporate boundary and by establishing non-traditional community membership interest in Twin 
Cities Development.  This growth goal should be considered a long term goal that should be approached incrementally.   
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Scottsbluff Share of Twin Cities Growth 
(1910 to 2000)
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Historical Population Change 
The earliest settlements in the Scottsbluff area grew from the activity of traders serving the fur industry and westward migration 
to Oregon.  Scottsbluff became an incorporated city on January 20, 1900 and rapidly grew to a population of 12,057 in 1940.  
The communities early growth was largely influenced by the presence of the Burlington Northern Railroad and passage of the 
Federal Reclamation Act in 1904 which facilitated the construction of irrigation canal systems.  A dependable water supply 
firmly established the agricultural industry in the North Platte River Valley providing the initial economic base to support a 
growing population.  Scottsbluff continued to grow for the next thirty years achieving a population of 14,507 in 1970.   The City 
has continued to establish itself as prominent regional trade center.  However, changes in the population age structure (aging of 
the babyboom generations) and resultant out-migration coupled with lower birth rates resulted in two decades of population  
decline from 1970 to 1990.  A strong local economy during the 1990’s and the presence of a new demographic phenomena (the 
echo boom) allowed the city to reach its historic peak population of 14,732 residents in the year 2000. 

• Scottsbluff’s highest growth rates occurred in 
the 1920’s and 1930’s, largely the result of a 
growing agricultural industry prompting in-
migration of new residents. 

 

• Population growth during the mid 1940’s to 
early 1960’s was due in large part to higher 
birth rates experienced following WWII, or the 
introduction of the babyboom. 

 

• Growth in the late 1960’s can be attributed to a 
strong economic base and stable birth rates. 

 

• Population declines from 1970 to 1990 are pri-
marily due to out-migration of babyboom gen-
erations moving away for college and employ-
ment. 

 

• Population increases in the 1990’s have been 
driven by industry sector consolidations (retail, 
health care, etc.) and a developing prominence 
as a regional trade center. 

• Scottsbluff’s population misrepresents its 
stature as a regional trade center.  Scotts-
bluff’s economy assists in supporting not 
only residents of Scottsbluff but also resi-
dents in neighboring Gering, Terrytown and 
other outlying communities. 

 
• Growth in Scottsbluff, resulting from both 

new development and economic consolida-
tion, contributed to population growth in the 
Twin Cities from 2,373 residents in 1910 to 
23,129 residents in 2000.   

 
• Had Scottsbluff retained its 1910 share of the 

Twin Cities population (73.6%) it would have 
a total population of 17,018 residents today, 
or 2,286 more residents. 
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County Population Growth Comparison
(1970 to 2000)

Less than Scotts Bluff  County
Scotts Bluff County,  +3.2%
Greater than Scotts Bluf f County

Rate of Change 

Table 3-1:  Nebraska's Top 10 Population Centers 
Rank Place Population 

1 Omaha 390,007 
2 Lincoln 225,581 
3 Bellevue 44,382 
4 Grand Island 42,940 
5 Kearney 27,431 
6 Fremont 25,174 
7 Hastings 24,064 
8 North Platte 23,878 
9 Norfolk 23,516 

10 Twin Cities 23,129 
12 Scottsbluff 14,732 

Place 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 
Scottsbluff  1,746     6,912     8,465   12,057   12,858   13,377   14,507   14,156   13,711   14,732  
Gering     627     2,508     2,531     3,104     3,842     4,585     5,639     7,760     7,946     7,751  
Terrytown  —   —   —   —        228        164        747        727        656        646  
Twin Cities  2,373     9,420   10,996   15,161   16,928   18,126   20,893   22,643   22,313   23,129  
Scotts Bluff Co.  8,355   20,710   28,644   33,917   33,939   33,809   36,432   38,344   36,025   36,951  

Table 3-2:  Population Change by Decade 

• Population growth rates in recent years 
(1970 to 2000) have been lower in Scotts 
Bluff County than in most U.S. counties.  
However, Scotts Bluff County has faired 
better than many Midwestern counties. 

 
• Counties that have remained heavily 

dependent upon bulk commodity agricul-
tural production have experienced lower 
population growth rates and/or decline. 

 
• High growth rate region’s in the United 

States during this time period include 
metropolitan areas, near metro counties, 
counties with   research institutions, and 
counties with a high quality natural  

       resource base and/or quality of life. 

• The Twin Cities combined population represents the tenth 
largest urban area in Nebraska. 

 
• The City of Scottsbluff is the twelfth largest city in Nebraska.   
 
• The population base represented by the Twin Cities com-

bined with the Twin Cities geographic location relative to the 
nearest urban centers provide the Twin Cities with a unique 
opportunity to increase its role and prominence as a trade and 
employment center. 

 
• The nearest urban centers larger than the Twin Cities are 

North Platte located 175 miles to the east; Rapid City South, 
Dakota located 204 miles north; and Cheyenne, Wyoming 
located 107 miles south-west. 

 
• Scottsbluff has grown from representing just 21% of Scotts 

Bluff County’s population in 1910 to representing nearly 
40% of the county population in 2000.  This trend clearly 
indicates an economic shift to a decreasing dependence upon 
production agriculture. 

Historical Population Change 
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Age Structure 
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Population Change by Age Group
(1970 to 2000)

Age Group 1970 1980 1990 2000 1970-2000 Change 
  0 to 4 1193 1160 1040 1045 -148 
  5 to 9 1404 1066 1088 1109 -295 
10 to 14 1469 988 1058 1088 -381 
15 to 19 1411 1248 1004 1125 -286 
20 to 24  1262 1324 800 978 -284 
25 to 29 848 1194 1014 934 86 
30 to 34 685 992 1032 830 145 
35 to 39 722 1264 1019 939 217 
40 to 44 788 860 1011 223 
45 to 49 759 1349 633 1005 246 
50 to 54 771 548 833 62 
55 to 59 753 727 625 649 -104 
60 to 64 749 684 671 557 -192 
65 to 69 532 1310 634 628 96 
70 to 74 431 555 608 177 
75 to 79 355 

618 
541 549 194 

80 to 84 215 332 421 206 
85+ 160 232 257 423 263 
Total 14507 14156 13711 14732 225 

Table 3-3:  Change in Age Groups 

The age structure of a population is a key determining factor in a community’s ability to grow both demographically and eco-
nomically.   Terminology such as the baby boom, echo boom and generations X and Y is used to distinguish between several 
different generations of the population and the waves of influence they have, or will have, upon the economy and society in gen-
eral.  The “baby boom” generations consist of people born in the years following W.W.II, roughly 1946 to 1965.  Generation “X” 
is comprised of people born from about 1966 to 1975.  “The echo boom” also referred to as the “baby boomlet” or “generation 
Y” encompasses children born from roughly 1976 to 1995.   
 
As these generations age and move through different stages of their lives tremendous impacts have been, and will continue to be, 
placed on everything from consumer dining habits to the number of schools needed.  Changes in age structure impact political 
representation, or lobbying power, and affect the types of services provided by businesses, or mandated by government.  The age 
structure of the population also influences future population growth or decline.   

Changes in age structure of the Scottsbluff popula-
tion over the last 30 years have created dramatic 
changes in the community.  
 
• The retirement age group has increased in size 

by over 50% since 1970. 
 
• The school age population decreased by 22% 

from 1970 to 2000. 
 
• The younger working age population (30-44) 

increased in size by 585 persons providing a 
larger available labor force. 

 
• The primary child bearing age group decreased 

by 12%. 

• Declines in child bearing age groups have been 
caused by out-migration of youth for educa-
tional and employment purposes.  This factor, 
in combination with lower birth rates, has re-
sulted in a general decrease in the number of 
children in the community. 

 
• Health care industry expansions and elderly/ 

retirement housing construction in Scottsbluff 
has contributed to increases in the elderly 
population. 
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Population by Age  (1970)
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Population by Age (2000)
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• Of the 5,546 baby boomers present in 1970,  1,758  (32%) were lost primarily as a result of 
out-migration.  A similar loss in the echo boom generations, or  among the 4,300 children of 
the remaining baby boomers, would result in  1,363 children leaving the community over 
the next 20 years. 

  1970 1980 1990 2000 
Scottsbluff 28 30.5 34.1 36.3 

Scotts Bluff Co. 27 31.5 35.1 38.4 

Nebraska 28.6 29.7 33 35.3 

United States na 30 32.9 35.3 

Table 3-4:  Median Age Median Age 
 
• The median age of Scottsbluff’s 

residents is slightly higher than that 
of Nebraska and the United States. 

 
• Scottsbluff’s population is aging at 

a slightly higher rate than Ne-
braska’s or the United States. 

By viewing population age pyramids it is possible to track the movement of population groups, such as the “baby boom”, and 
visualize the impacts these age groups may have on the total population.   For example, the 1970 age pyramid shown below 
clearly distinguishes the shear size of the baby boom generations (shown in blue)  in comparison to the remainder of the popula-
tion.  This large increase in the number of school aged children clearly impacted local school systems, park and recreation ser-
vices, etc.  As this group aged the demand for housing increased.    
 
• The 2000 age pyramid demonstrates that high levels of out-migration occurred among the baby boom generations.  The echo 

boom generations, or children of the remaining baby boomers also represents a large sector of the population.  This group 
impacted schools, services, consumer habits, etc. and will tend cause a large out-migration over the next 20 years. 

 
• Other trends that are clearly present include a smaller number of people entering the labor force from the smaller Generation 

X (persons aged 25-34 in the 2000 pyramid).   

Age Structure 
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Components of Change 
A community’s population grows or declines primarily as the result of two factors.  These are natural change and migration.  Un-
fortunately, data specific to the City of Scottsbluff is not available to determine the exact impact of natural change and migration 
on the community’s population.  However, two methods are available that provide some insight into what may have occurred in 
recent years. 
 
One method is to review natural change and migration data for Scotts Bluff County.  The second is to run a natural change popu-
lation project forward each decade and then compare it to actual populations.  Data for Scotts Bluff County is presented from 
1960 to 2000.  Natural change projections for the City of Scottsbluff are described for 1980 to 1990 and 1990 to 2000. 

• During the last forty years natural change has been the key factor contributing to population 
growth and stability in Scotts Bluff County.  However, the impact of natural change has re-
duced dramatically over the last four decades from the high of a 4,343 person increase in the 
1960’s to just a 1,247 person increase during the 1990’s. 

 
• Conversely, migration has been the 

key factor limiting population 
growth.  Net out-migration was 
experienced in each of the last four 
decades.  The largest exodus oc-
curred in the 1980’s during which 
the county lost a net 4,817 persons 
due to migration.  Causes include 
the agricultural recession and a 
large graduating classes of the 
babyboom generations leaving for 
college and employment. 

 
• The City of Scottsbluff, due to its 

younger population and trade center 
status in comparison to the remain-
der of the county, has have bene-
fited somewhat more from natural 
change increases and suffered 
somewhat less due to out-migration. 

Components of Population Change 
Scotts Bluff County 
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• The City of Scottsbluff had 1,084 more births than deaths during the 1980’s.  During this same time period the city’s popula-
tion decreased by 445 persons indicating a net out-migration level of 1,529 persons. 

 
• From 1990 to 2000 the city had 641 more births than deaths.  During this decade the city’s population increased by 1,021 

persons indicating a net in-migration of 380 persons. 
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Scottsbluff Householder 
Place of Residence in 1995

Foreign
 1.9%

Other State
 9.9%

Other 
Nebraska 

County
 6.7%

SB County
 27.5%

Same House 
54.0%

• Census data  show that 46% of Scottsbluff's population moved at least once from 1995 to 2000. 
 
• 44.2%, or 2,568, of Twin Cities householders moved at least once from 1995 to 2000.  
 
• Of these 2,568 Twin Cities residents, 2,141 came from a different US State with 462 coming 

from a Midwestern state, 1,266 from the Western U.S., 305 came from the Southern U.S., and 
108 from a northeastern state.   

1995 Residence* Scottsbluff Twin Cities 
Same House 7487 12078 
Different House: 6105   9278 
    Same County      3807        5907 

    Other NE County        930        1230 

    Other US State      1368        2141 

    Foreign         269          307 

Table 3-5:  Residence of Householder in 1995 

• Nearly a fifth (18.6%) of Scottsbluff's householders in 2000 lived outside of the Scotts Bluff 
County in 1995.   

* For persons 5 years old or older. 

Mobility 
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A Diverse Population 

Scottsbluff Race 
(2000)
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Scottsbluff is home to a diverse population in terms of racial and ethnic composition.   
 
• Just over 18% of city’s population is comprised by minority persons consisting of two or more races.  16.4% of the city’s 

population are minorities consisting of one race.  However, the percentage of minorities is much lower than the national  
       average of 24.9%. 
 
• The largest ethnic group in the community is comprised of persons of Hispanic Origin.  This sector represents 24.1% of the 

population. 
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Minority & Hispanic Origin Comparison 
(2000)

United States
Scottsbluff

Nebraska

 Scottsbluff Nebraska United States 
White 83.6 89.6 75.1 
Black 0.5 4 4 
Native American 3.3 0.9 0.9 
Asian 0.8 1.3 3.6 
Other 11.8 2.8 5.6 

Table 3-6:  Population of One Race - Year 2000  
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(2000)

Females Males

• Females outnumber males in Scottsbluff 
7,880 to 6,852.  The larger number of fe-
males is primarily attributed to the fact that 
women tend to live longer than men. 

 
• The percentage of females is gradually in-

creasing compared to the percentage of 
males. 

A Diverse Population 
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Projected Population 

Projected growth or decline in the population, as well as future changes in age groups, will impact the physical character of 
the community and the community’s ability to generate future economic growth.  The projection described below was com-
pleted using a cohort-survival projection model with modified State of Nebraska birth and death rates.  Migration rates were 
adjusted based upon the following assumptions: 
 
• 1990’s population trends which were affected by a stable and improving economy will continue, 
• the community of Scottsbluff will be successful implementing an economic development program capable of producing 

new growth and retaining, or attracting, higher percentages of young adults, and 
• due to health services improvements and an aging regional population the city will attract significant numbers of new 

elderly residents. 
 
 

• Scottsbluff’s population increased by 1,021 persons from 1990 to 2000. 
 
• The city’s population is projected to increase by 942 persons from 2000 to 2010, and by an 

additional 923 persons from 2010 to 2020. 
 
• Creating this level of population growth will require aggressive economic development and 

affordable housing construction efforts on the part of the community. 
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Over the next 20 years: 
 

• the number of persons under 20 years 
of age is expected to increase by 151. 

 

• the number of persons 20 to 39 years 
old  is expected to increase by 518 
persons. 

 

• the number of 40 to 59 years olds will 
only be 86 persons higher due to 
large number of babyboomers who 
will grow into the retirement age 
groups.  The number of persons age 
60 and over will increase by 1,110 
persons. 

 2000 2010 2020 2000-2010 2000-2020 
  0 to 4 1045 1122 1117 77 72 
  5 to 9 1109 1053 1099 -56 -10 
10 to 14 1088 1113 1191 25 103 
15 to 19 1125 1166 1111 41 -14 
20 to 24 978 1016 1038 38 60 
25 to 29 934 1057 1098 123 164 
30 to 34 830 1015 1053 185 223 
35 to 39 939 865 1010 -74 71 
40 to 44 1011 813 994 -198 -17 
45 to 49 1005 926 853 -79 -152 
50 to 54 833 979 787 146 -46 
55 to 59 649 1031 950 382 301 
60 to 64 557 844 993 287 436 
65 to 69 628 652 1038 24 410 
70 to 74 608 507 763 -101 155 
75 to 79 549 545 566 -4 17 
80 to 84 421 463 388 42 -33 
85+ 423 507 548 84 125 
Total 14732 15674 16597 942 1865 

Table 3-7:  Population Projection 
• The presence of a large number of per-

sons aged 0 to 19 in the year 2000 will 
provide a significant introduction of 
new available labor over the next 10 to 
20 years.   

• Aging of the babyboom generations 
will result in a large percentage of the 
labor force being over the age of 55.   

 
• The babyboom generations will also 

begin to retire out of the labor force. 

• Generation X will represent the a 
smaller middle-aged component of the 
future labor force. 

Balance of 
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• Scotts Bluff County has gradually 
increased its prominence as a re-
gional population center over 
time.  This trend can be expected 
to continue as the population ages.  
Much of this population shift will 
locate in the Twin Cities. 

 

Projected Population 
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A Long Term Population Vision 

Attaining the Critical Mass of a Large Regional Trade Center 
 
Community leaders should base most of their planning decisions on the population projections developed in this plan.  How-
ever, it is also important for the community to view its future from the perspective of a greater vision.  Surveys and community 
planning sessions conducted by the City of Scottsbluff and local organizations over the past several years have indicated a de-
sire by leaders and residents to create a stable, diversified economy and a population base capable of supporting a higher qual-
ity life style.  The quality of life, or level of economic activity and consumer options, desired by many residents would be com-
prised of features typically found in large regional trade centers such as Cheyenne, Rapid City or Fort Collins.   
 
Accommodating these features in Scottsbluff would require a much greater critical trade area mass (minimum population) than 
presently exists.   A reasonably concentrated, or county-wide, population of 50,000 may be needed to support this level of eco-
nomic activity.  To attain this level of critical mass, and assuming current population distributions within the county are main-
tained, Scottsbluff would need to grow to approximately 22,500 residents and the Twin Cities 35,000 residents.  The total in-
crease in population for Scotts Bluff County would be 13,049 persons over its recorded 2000 population of 36,951, a 35.3% 
increase. 
 
Although this level of growth may seem far fetched and would be a challenge to attain, it is not impossible.  To put things in 
perspective, the City of Scottsbluff grew by 20,289 persons between 1910 and 1930.  The Colorado Front Range grew by ap-
proximately 76% this past decade.  Creating an environment that businesses and people want to locate within will be the chal-
lenge. 

• Attaining primary regional trade center status in Scotts 
Bluff County would require a County population of as 
much as 50,000; a Twin Cities population of 35,000; 
and a Scottsbluff population of 22,500. 

 
• This level of population change would cause  Scotts-

bluff to grow by 52.7%; the Twin Cities by 51.3%; and 
the County to grow by 35.3%. 

 
• To put things in perspective, from 1910 to 1930 Scotts-

bluff grew by 348.4%; the Twin Cities grew by 
363.4%, and Scotts Bluff County grew by 242.8%. 
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The Economy 

Economic Overview 
 
The future of the community is directly related to the economic well-being of the primary, or base, industries that employ its resi-
dents.  The economic base of the community can be composed of a variety of industries that produce a product from raw mate-
rial, add value to a product or provide a service which can be exported.  Base industries may include manufacturing, agriculture, 
retail and service industries. The money received from exports by these industries is distributed throughout the community in the 
form of wages, benefits, taxes,  purchased services, etc. and forms the base upon which the local economy is built.  A primary 
goal of an economic development effort should, therefore, involve strategies to build the community’s economic base through 
industry creation, expansion or attraction.  In addition, an environment conducive to business development must be created. 
 
 
Key Issues Affecting the Scottsbluff Economy 
 
• Wages in Scottsbluff are increasing but at a slower rate than state and national trends causing a growing income disparity. 
• Scottsbluff has a high poverty rate, particularly within select population groups, such as minorities and female headed house-

holds. 
• Scottsbluff remains overly dependent upon traditional agriculture and bulk commodity crop production. 
• The community is becoming highly dependent upon senior government in terms of earnings.  This is a result of high poverty 

levels and a growing elderly population. 
• The increasing female presence of the labor force stresses the importance of adequate day care facilities to the local econ-

omy. 
• Retail and service industry employment levels are a clear indicator of the community’s trade center status.  However, indus-

try consolidation has resulted in decreasing numbers of establishments and local ownership. 
 
 
Economic Development Concepts 
 
• Provide Educational Opportunity & Variety by retaining and expanding the community’s educational base including the 

University of Nebraska -Panhandle Research & Education Center, Western Nebraska Community College & the Center for 
Business and Individual Training, and course offerings by Chadron State College. 

 
• Create Economic Advantage Through Efficient Use of Land, Public Infrastructure and Resources to assist business 

creation, expansion and attraction potential. 
 
• Create Business & Industry Diversity to reduce the community’s over-dependence upon traditional agriculture and bulk 

commodity crop production.   
 
• Improve Transportation and Technology Connections to allow necessary access to economic opportunities located in 

western Nebraska, the Colorado Front Range and beyond.  
 
• Effectively Utilize the Community’s Resource Base, such as the North Platte River Corridor, to promote new growth. 
 
• Reduce Senior Government Dependence to provide additional control over the community’s economic future. 
 
• Continue Efforts to Create a Quality Community to effectively compete for high skilled labor force attraction. 
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Income 
 
 Income data are generally used to compare the relative economic well-being between areas.  Census data indicate that Scotts-
bluff’s per capita income (total income divided by the city's total population) has risen dramatically since 1970.   Scottsbluff’s 
largest per capita income gains occurred during the 1990’s when incomes grew by $6,790. 

 
 
 
 
                                                                                                                         
                         
 
                                                                                                          

Scottsbluff Per Capita Income 
As a Percent of Nebraska & U.S. Income
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Table 4-1:  Per Capita Income Comparison 
 Scottsbluff  Nebraska United States 

1970 2820 2814 4095 
1980 6457 6936 10183 
1990 10275 12452 19572 
2000 17065 19613 21587 

Per Capita Income Increase

0

0.2

0.4

0.6

0.8

1

1.2

1.4

1.6

1970-1980 1980-1990 1990-2000

Decade

%
 In

cr
ea

se Scottsbluff

Nebraska

United States

Income improvements in Scottsbluff during the 1990’s 
can be attributed in part to improvements in the agricul-
tural economy, but more importantly point out the im-
pact of local efforts to attract new industry and diversify 
the economy. 

Although Scottsbluff per capita incomes (PCI) have 
improved, and in fact exceeded Nebraska and United 
States gains on a percentage increase basis during the 
1990’s, local incomes still remain well below State 
and U.S. averages.  In 1970 Scottsbluff‘s PCI was $6 
more than Nebraska’s and $1,275 less than the United 
States.  By 2000 the city’s PCI was $2,548 and $4,522 
less than Nebraska and United States, respectively. 

Income improvements during the 1990’s 
moved Scottsbluff’s PCI to within 87% of 
Nebraska’s PCI and to within 79% of the 
United States PCI. 

The Economy 
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Income Range  Scottsbluff Scotts Bluff County Nebraska 
 # HH %HH # HH %HH # HH %HH 
Less than $15,000 1358 22.2 2864 19.2 99215 14.9 
$15 to $24,999 1190 29.5 2979 20.0 98663 14.8 
$25 to $34,999 915 15.0 2217 14.9 97932 14.7 
$35 to $49,999 1000 16.4 2623 17.6 122654 18.4 
$50 to $74,999 1006 16.5 2400 16.1 136141 20.4 
$75 to $99,999 300 4.9 922 6.2 58361 8.8 
$100 to $149,999 222 3.6 614 4.1 36565 5.5 
$150,000+ 120 2.0 271 1.8 17424 2.6 
Total 6111 -- 14890 -- 666995 -- 
HH = Households       

Table 4-2:  Household Income, 2000  

Just over 68% of Scotts Bluff County’s income is 
earned income compared to 72% and 73% for Ne-
braska and the United States, respectively. 
 
Nearly 17% of the county’s earned income comes 
from government wages and salaries.  Private wages 
and salaries comprise over 53% of earned income. 

Farm proprietor income represents just 5.2% of Scotts 
Bluff County’s earned income.  

Government Transfer payments is the third largest 
source of county earnings accounting for 17.8% of 
county earnings. 

Non-farm incomes account for 95.4% of county earnings.  
Farm Incomes account for only 4.6% of county earnings.   

Scottsbluff has a much higher ratio of low-
income households than the state.  In 
Scottsbluff 41.7% of households earned 
less than $25,000 compared to just 29.7% 
of households statewide. 

The Economy 
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Incomes in Scottsbluff, and much of the Midwest, are im-
pacted by low wages resulting from heavy reliance on tra-
ditional agricultural.  High unemployment rates and high 
percentages of elderly residents living on fixed incomes 
also contribute to lower household incomes. 
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Poverty 
 
Changes in poverty rates over time also provide insight into the health of the economy.  Poverty rates for both persons and fami-
lies in Scottsbluff continue to remain higher than state and national averages.  Although the city’s poverty rate declined slightly 
during the 1970’s and 1990’s, the large increase during the 1980’s agricultural recession clearly points to the community’s con-
tinued heavy reliance upon agriculture.  
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Table 4-3:  Percentage of Persons Living in Poverty 

 1970 1980 1990 2000 

Scottsbluff 13.6 12.8 19.2 18.3 

United States 12.6 13 13.5 12.4 

Nebraska 13.1 10.7 11.1 9.7 

Table 4-4:  Percentage of Families Living in Poverty 

 1970 1980 1990 2000 
Scottsbluff 10.2 8.6 15.3 14.5 

United States 10.1 10.3 10.7 9.2 

Nebraska 10.1 8 8 6.7 

The poverty rates for persons in Scottsbluff 
(18.3%) is nearly double the statewide poverty 
rate of 9.7%.  
 

The number of Scottsbluff families in poverty 
(14.5%) is more than double the statewide fam-
ily poverty rate of 6.7%. 

The poverty rate of  female householder is espe-
cially high in Scottsbluff as over one third 
(34.8%) of these households fall under the pov-
erty line. 
 

While the City’s poverty rate of elderly persons 
(10%) is above the statewide level, it is compara-
ble to the national rate of 9.9%). 

The Economy 
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Educational Attainment 
 
The nation's economy is expected to continue a general shift which places more emphasis on service industries and high technol-
ogy.  As this trend progresses, educational attainment and skill levels of the city's labor force will play an increasingly important 
role in the community's ability to stabilize its economy and population base. 
 
The percentage of the city population age 25 and over with at least a high school education has increased from 59.3% in 1970 to 
76.7% since 2000.  However, the city is not keeping pace with the rate of increase experienced by the State as a whole.  This is 
partially the result of high levels of youth out-migration.  Scottsbluff, and Scottsbluff County , also have lower percentages of the 
population with a college level degree. 

 
 

84. Thayer County 80.9% 

85. Nance County 80.6% 

86. Johnson County 80.4% 

87. Thurston County 80.4% 

88. Scotts Bluff County 79.6% 

89. Morrill County 79.4% 

90. Cuming County 78.7% 

91. Dawson County 73.6% 

92. Dakota County 73.5% 

93. Colfax County 72.0% 

Table 4-5:  
Nebraska’s Bottom 10 Counties  

in Percent of Population  

Table 4-6:  Educational Attainment for Persons Age 25 and Over, 2000 

 Scottsbluff Scotts Bluff 
County Nebraska United States 

High School 76.7% 79.6% 86.6% 80.4% 
College 16.7% 17.3% 23.7% 24.4% 
Master’s 5.6% 5.0% 7.3% 8.9% 

Scotts Bluff County has the 6th lowest 
percentage of the population age 25+ 
with a high school education. 
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The city's inability to keep pace with 
the State's growth in percentage of the 
population with a college education is 
clearly representative of a previous 
lack of economic opportunity.  This 
factor also points to the need to attract 
industries that require a higher educa-
tion and suggests the need for contin-
ued retraining of the local labor force. 

The Economy 
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Labor Force 
 
The size and composition of the area labor force is an important factor to consider relative to the city's ability to foster new eco-
nomic growth.  The labor force is defined as all persons age 16 and above who are either employed, unemployed or available for 
employment.  For the purposes of this plan, civilian labor force figures were used which excludes area residents who are on ac-
tive military duty. 

 
 

From 1970 to 2000, female participation in 
the labor force increased from 49.9% to 
56.6% in 2000 while the male participation 
rate declined. 

The Economy 

Table 4-7: Labor Force Participation Rate Comparison 
 1980  1990  

 Male Female Male Female Male Female 
Scottsbluff 74.1% 49.9% 73.7% 53.8% 69.8% 56.6% 
Nebraska 78% 51.3% 78.8% 65.8% 74.8% 63.7% 
United States 77.9% 51.5% 74.4% 56.8% 70.7% 57.5% 

2000  

Movement of the echo boom gen-
erations into the working age groups 
helped Scottsbluff increase its labor 
force by 694 persons from 1990 to 
2000.  However, the county’s over-
all labor force participation rate fell 
slightly between 1990 and 2000.  

Scottsbluff’s labor force increased 
in size 17.1% between 1970 and 
2000, even though the City’s popu-
lation only increased 1.4% during 
this time.  This was due in large 
part to increase in female participa-
tion rates.  
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Table 4-8:  Labor Force Characteristics - 2000  

 
Scotts Bluff County 

Male Female Total Male Female Total 
Persons 16+ 5107 6288 11395 13383 15241 28624 
In Labor Force 3562 3560 7122 9399 8952 18351 
Participation Rate 69.8% 56.6% 62.5% 70.2% 58.7% 64.1% 
Employed 3269 3297 6566 8795 8463 17258 
Unemployed 266 258 524 577 481 1058 
Unemployment Rate 7.5% 7.3% 7.4% 6.2% 5.4% 5.8% 
Not in Labor Force 1545 2728 4273 3984 6289 10273 

Scottsbluff  



 
 
 

 1980 1990 2000 
Scottsbluff City 4.4 5.6 7.4 
Nebraska 4.1 2.2 3.6 
United States 7.1 5.5 3.7 

Table 4-10:  Unemployment Rate Comparison 
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The Economy 

In 2000, the County unemployment rate of 5.8% was more than 
double the state unemployment rate of 2.5%, and the 4th highest in 
Nebraska. 

1. Thurston County 12.6% 
2. Nemaha County 6.2% 
3. Webster County 5.9% 
4. Scotts Bluff County 5.8% 
5. Morrill County 5.1% 
6. Box Butte County 5.1% 
7. Richardson County 4.9% 
8. Madison County 4.7% 
9. Johnson County 4.6% 
10. Hall County 4.5% 

Table 4-9:   
Nebraska’s Ten Highest  

Unemployment Rates  
(Census 2000) 

Unemployment 
 
Unemployment rates in Scottsbluff and Scottsbluff County are typically higher than the State wide average and somewhat lower 
than the United States average.  However, Scottsbluff’s unemployment rate in 2000 was considerably higher than the State and 
U.S. average.   

 2000 2020 Projection 
Persons 16+ 11395 12900 
In Labor Force 7122 8063 
Participation Rate 0.625 0.625 
Employed 6566 7579 
Unemployed 524 484 
Unemployment Rate 0.074 0.06 
Not in Labor Force 4273 4838 

Table 4-11:  Scottsbluff City Labor Force Projection  

Scottsbluff’s labor force is projected to grow in size by 
over 900 persons by year 2020.  This growth will create 
opportunities to attract new employers to the community.  
However, if these efforts are not successful, or are not sup-
ported at a level to achieve success, the community can 
expected unemployment rates to increase. 
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Employment by Industry 
 
A comparison of employment by industry between Scottsbluff, Nebraska and the United States suggests that employment in the 
community is heavily slanted toward the service sector industry.  This is a result of the city’s stature as trade center community.  
Services employment is heavily influenced by employment in the health care sector.  The high percentage of service sector em-
ployment results in skewed percentage in all other sectors.  However, it is somewhat surprising the retail trade sector is consid-
erably lower than Nebraska and U.S. averages given the trade center status of the community.  This could be an indication of 
large quantities of retail leakage to competing markets such as Cheyenne and the Front Range area. 
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 Scottsbluff Nebraska United States 
AFF 1.9 1.5 1.3 
Mining 0 0.2 0.5 
Construction 8.8 5.8 5.8 
Manufacturing 7.2 10.9 11.6 
TCPU 9.5 6.1 5.0 
Wholesale trade 3.9 5.2 4.6 
Retail trade 12.8 17.5 16.6 
FIRE 6.3 7.9 8.2 
Services 45.5 30.4 32.4 
Government 3.6 14.5 13.8 

Table 4-12:  Employment by Industry, 2000  

Employment by Industry - 2000
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Overall, employment diversification in Scotts Bluff County 
is much more in line with State and National averages.  
However, the County is somewhat heavily structured in re-
tail trade and under-represented in manufacturing.  
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Scotts Bluff County Employment by Industry
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The Economy 
Farm employment continues to become a smaller part of overall employment in Scotts Bluff County, representing just 4.4% of 
total employment in 2000.  Services employment has increased dramatically during this time period while manufacturing and 
retail trade have become less dominant sectors of the county economy.   
 
Although many service sector jobs may be considered “base industry” employment, Scottsbluff and Scotts Bluff County need to 
continue diversification efforts, particularly in the manufacturing sector. 

 1970 1980 1990 2000 
Farm employment 10.5 8.4 5.5 4.4 
Nonfarm employment 89.5 91.6 94.5 95.6 
    AFF 1.0 1.2 2.0 1.8 
    Mining 0.2 0.6 0.5 0.2 
    Construction 6.6 5.0 3.7 5.8 
    Manufacturing 15.5 14.1 10.9 7.0 
    TCPU 5.1 7.7 7.7 6.6 
    Wholesale trade 4.8 7.7 6.3 4.9 
    Retail trade 23.5 20.6 21.0 20.5 
    Fire 5.9 6.1 6.5 7.6 
    Services 21.1 23.0 26.5 31.1 
   Government 16.4 14.1 14.9 14.6 

Table 4-13:  Scotts Bluff County Employment by Industry  
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Strength of the Economy 
 
The general health and performance of economic sectors in the county can be judged by comparing changes within industry em-
ployee earnings over time.  From 1970 to 2000 inflation adjusted industry earnings grew in all but four industry sectors.  The 
sectors that declined included Farming, Wholesale Trade, Agriculture/Forestry/Fisheries services and Mining.   
 
In terms of employee earnings, the services industry sector was the largest industry in the year 2000 followed by government, 
manufacturing, and TCPU (transportation, communication & public utilities). 
 
Industries experiencing the greatest inflation adjusted employee earnings from 1970 to 2000 were TCPU, followed by services, 
FIRE (finance, insurance, real estate) and government. 
 
The retail trade sector is the second largest employer in Scotts Bluff County but experienced the smallest percentage increase in 
inflation adjusted employee earnings.  The farm sector was the only sector to decline in inflation adjusted employee earnings. 

Note: All figures adjusted to 2000 dollars using gross domestic price deflators 

Industry 1970 1980 1990 2000 '70 to 
'00 Explanation 

Service $53,365,099 $84,110,046 $111,530,751 $161,252,000  +202.2% Adjusted service earnings in the county have doubled in 
over the past 20 years and tripled in last 30 years. 

Government $52,300,597 $61,150,987 $76,094,021 $103,142,000 +97.2% In the past 30 years government has risen from the 5th 
largest industry earner to the second largest in 2000. 

Manufacturing $64,293,747 $76,511,436 $58,715,240 $71,528,000 +11.3% Manufacturing earning for 2000 are 6.5% below 1980 
levels but it still is the 3rd largest industry earner. 

TCPU $21,286,369 $52,734,353 $61,924,278 $66,372,000   +211.8% Transportation, Communications, and Public Utilities 
earnings have tripled over the  past 30 years.  

Retail Trade $63,733,870 $64,025,325 $55,215,484 $66,016,000    +3.6% Retail Trade earnings have remained relatively steady 
over 20 and 30 years but rose 19.6% last 10 years. 

Farm $56,278,669 $155,422,532 $68,640,494 $40,750,000   -27.6% Farm earnings were largest industry earner in 1980 but 
have fallen 74% since 1980 and now rank just 6th 

FIRE $11,904,749 $17,990,882 $16,898,786 $32,332,000 +171.6% Finance, Insurance, and Real Estate earnings nearly 
doubled during the 1990’s. 

Wholesale 
Trade $21,477,905 $46,205,177 $33,344,793 $31,425,000   +46.3% Wholesale Trade earnings have declined the past two 

decades resulting in a 32% decline last 20 years. 

Construction $27,003,005 $27,011,651 $14,843,963 $30,411,000 +12.6% Construction earnings more than doubled during the 
1990’s but only grew modestly over 20 and 30 years 

AgFF Service $4,106,991 $3,232,693 $6,653,124 $4,238,000 +3.2% Agriculture Services declined 36.3% over the past 
decade. 

Mining $644,595 $4,279,612 $1,467,201 $740,000 +14.8% Mining earnings have fallen 82.7% over the past 20 
years. 

Total $376,395,596 $592,674,694 $505,328,135 $608,206,000   +61.6% 
Inflation-adjusted earnings in the County have in-
creased 61.6% over the past 30 years but 2.6% in past 
20 years. 

Table 4-14:  Inflation-Adjusted Employee Earnings by Industry, Scotts Bluff County, 1970 to 2000 

The Economy 
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Change in Business Establishments 
 
Changes within base economic sectors, influenced by national trends and consolidation, have resulted in several changes in busi-
ness establishments in Scottsbluff and the surrounding region.  Consolidation within the retail sector is very apparent with Scotts-
bluff losing 58 establishments, and the Panhandle region losing 327 establishments from 1977 to 1997.  Important base economic 
sectors have also changed.  Scottsbluff lost 12 manufacturing establishments and 34 wholesale trade establishments during this 
same time period.  In addition, the agricultural, or farming industry, lost nearly 200 farm operators over a fifteen year period dur-
ing the 1980’s and 1990’s. 
 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
Local Economic Development Efforts 
 
Scottsbluff economic leaders are well aware of the need to diversify and create new, higher paying employment opportunities.  
Target areas under consideration by economic leaders include plastics molding, medical device manufacturing, assembly, print-
ing, value added agriculture, warehousing & distribution, and tele-service establishments.   
 
The City of Scottsbluff, and the community’s residents, have been supportive of economic development efforts.  In addition, to 
providing direct funding to support economic development marketing and recruitment activities, the city has used Tax Increment 
Financing to support business development.  Residents also approved a higher local sales tax rate to create a business develop-
ment fund under the provisions of LB840. 
 
Critical development issues expressed by economic leaders include the need for improved transportation systems (air & high-
way), industrial park infrastructure, speculative buildings, and expanded higher education/training opportunities and facilities. 
 
 

  Scottsbluff Scotts Bluff 
County Panhandle 

1977 207 329 906 
1982 186 310 842 
1987 198 307 834 
1992 197 294 770 
1997 169 239 579 

Table 4-15:  Retail Sales Establishments  

Table 4-17:  Wholesale Trade Establishments 
  Scottsbluff Scotts Bluff 

County Panhandle 
1977 71 126 320 
1982 59 121 298 
1987 58 119 284 
1992 52 102 247 
1997 37 79 187 

 Scottsbluff Scotts Bluff  
County Panhandle 

1977 31 59 130 
1982 25 51 113 
1987 16 49 104 
1992 D 55 109 
1997 19 54 D 

Table 4-16: Manufacturing Establishments  

  1982 1987 1992 1997 
Farming 799 646 601 537 
Other 188 252 220 252 
Total 987 898 821 789 

Table 4-18:  Farm Operators by Principle Occupation  

The Economy 
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Transportation 

 Transportation Overview 
 
The movement of people and goods to, from, or within a given area has a tremendous impact upon the manner in which an area 
will develop, both physically and economically.  In a physical sense the local transportation system influences the location of 
different types of development and surrounding land use activities.  Economically, the transportation system connecting the com-
munity to the rest of the world influences the types of economic activity that are likely to occur.  Transportation systems have 
played a major role in determining the economic structure and physical layout of Scottsbluff and will continue to impact physical 
growth and change in the future.  
 
Key Transportation Issues Affecting the Community 
 
• A direct 4-lane highway access to the eastern side of growing Front Range economy is needed to assist future economic de-

velopment growth and expansion. 
• Improved air service in terms of flight options, destinations and cost, is essential to the community’s ability to generate new 

growth and development, particularly with regard to technology, lone eagle and entrepreneurial development strategies. 
• Railroad overpasses are needed both east and west of the community to facilitate traffic flow and ensure unrestricted emer-

gency response. 
• Traffic flow is restricted on several major transportation corridors due to numerous commercial and residential access points. 
• Safety hazards are present at a variety of locations due to continuous curb cut entrances and lot access provided too close to 

intersections. 
• A major obstacle to smooth east-west traffic flow is the discontinuous configuration of the Overland Drive/Broadway inter-

section.   
• Pedestrian/traffic conflicts are created where two lane streets carry high commuter/shopping traffic through established resi-

dential areas such as along portions of Avenue I, 20th Street and 5th Avenue. 
 
Future Transportation Goals/Concepts 
 
• The community should continue efforts to ensure the Heartland Expressway system is completed linking Rapid City and 

Denver, via Scottsbluff. 
• Efforts should be continued to protect air service subsidies and to further establish the airport as a major regional airport.  

The potential for development of an air service shipping hub should be investigated. 
• Railroad overpasses east and west of the city should be developed as soon as possible to minimize through traffic, and com-

muter/shopping traffic on internal collector and arterial roadways. 
• Traffic control devices, or features, should be installed on Avenue I between Overland and 20th Streets to discourage use of 

this street as a “through route” to commercial shopping districts. 
• The west bypass should be designated as a commercial/commuter traffic route providing access to commercial and employ-

ment centers for traffic originating from U.S. Highway #71 south of the river. 
• Avenue I from South Beltline Highway to the river should be improved to four-lane status and/or left turn lanes provided for 

access to commercial establishments.  
• Reconstruction of the Overland/Broadway/Railroad Avenue offset intersection is encouraged to facilitate smooth traffic 

flow. 
• Consideration should be given to reconstruction/design of the Railroad Avenue/Avenue I intersection and the 20th 

Street/Railroad Avenue intersection to improve traffic flow and safety. 
• Future street extensions within the two mile planning boundary should be established/designated to protect future transporta-

tion corridors from conflicting developments.  
• Access points should be carefully controlled in terms of number, location near intersections, and style (no continuous curb 

cuts). 
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Transportation 

 
 
 

Streets Classification 
 
Streets are classified according to function.  The basic categories of streets found in Scottsbluff include expressways, arterials,  
collectors and minor streets.  This functional classification of streets is illustrated on Map 5-1. 
 
Expressways (and rural highways) provide access to, and continuous service through, the community for longer distance business 
and travel purposes.  Arterials connect major activity areas within the community such as shopping centers, the Central Business 
District, employment areas and medical service centers.  Collectors distribute traffic to the arterial system from minor streets and 
also serve abutting land uses.    Local streets are those streets having the primary function of providing access to abutting prop-
erty.  Through traffic movements are discouraged on local, or minor, streets. 
 
Street System 
 
The street system in Scottsbluff is characterized by a grid pattern of streets intersected by two bypass routes which form a loop 
around much of the developed portions of the city. The grid system of major streets continues into areas lying outside the corpo-
rate boundary.  Curvilinear street design is found in several of the newer residential subdivisions.     
 
Expressways or Bypasses 
 
Scottsbluff is currently served by two bypass routes.  These include Highway #26 which bisects the northern half of the commu-
nity in a north-west to south-east direction and Highway #71 which provides access around the west side of the community.  A 
future bypass around the south-east of the community is scheduled to be constructed in the near future.  Bypasses to the west and 
east of Scottsbluff will serve to separated local and through traffic.  However, the primary bypass (Highway #26) will experience 
growing conflicts with local and through traffic as development continues adjacent to this corridor.  Conflicts can, however, be 
minimized by restricting the number of access points to the expressway.   
 
Internal Arterials 
 
The arterial street system attempts to provide a balanced flow of traffic in both north-south and east-west directions between ma-
jor activity centers within the community.  Primary north-south routes of travel include Avenue I, Avenue B, Broadway, 5th Ave-
nue and 21st Avenue.  All of these north-south routes provide for cross-town movement of traffic between the South Beltline 
Highway and 42nd Street, except Broadway which extends north to 27th Street.  All of these routes have at grade railroad cross-
ings which create traffic flow efficiency problems.  Only Broadway, Avenue I and 21st Avenue provide access over the North 
Platte River.  Traffic conflicts are present due to the mix of commercial traffic with high numbers of residential access points on 
Avenue I between 20th Street and Overland and along 5th Avenue between 27th Street and Overland.  
 
Major east-west arterials include 27th Street, 20th Street, Overland Drive, and the South Beltline Highway.  All of these routes 
provide for cross-town traffic flow.  However, railroad crossings impede traffic flow on 27th Street, 20th Street and Overland 
Drive.  The South Beltline Highway provides a good alternative access route to major activity centers in the southern and central 
portions of the community.  A major obstacle to smooth east-west traffic flow is the discontinuous configuration of the Overland 
Drive/Broadway intersection.  Because the railroad crosses Broadway at this point, the East Overland Drive/Broadway intersec-
tion is offset approximately 200 feet north of the West Overland/Broadway intersection.  The problem is compounded by the 
configuration of the Broadway/Railway Avenue/East Overland Drive intersection.  Railway Avenue and East Overland Drive are 
also offset approximately 200 feet which presents a safety concern. 
 
Commuter and local commerce (shopping) traffic in the Twin Cities presents transportation flow and safety concerns for the city.  
High volumes of commuter traffic are present on Avenue B and Avenue I.  Shopping traffic is high along 20th Street, 5th Ave-
nue, Broadway, 27th Street and more recently on Avenue I due to commercial development patterns in north-west Scottsbluff.  
Traffic volumes & recent volume increases are shown on  Maps 5-2 & 5-3.   Avenue I traffic volumes are currently estimated by 
Street Department staff at 10,000 or more VPD. 
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Traffic Flow Conflicts 
 
The primary traffic flow conflicts on arterial streets are caused by numerous residential and/or commercial accesses, continuous 
curb cut entrances to commercial businesses, entrance drives located too close to controlled intersections, at grade railroad cross-
ings, and to a lesser extent on-street parking.   
 
      
 

 
            
 
 

   Example of Drive-In/Continuous Curb Cut on Avenue I 
 
 

                     
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
   
                                        Offset Intersection @ Broadway & Overland 

Transportation 

Street Conditions Affecting Traffic Flow and Safety 

Avenue B Two Traffic Lanes -27th Street to Beltline 

  # of Access Points - Residential 

  On-Street Parking 

  At Grade Railroad Crossing 

Avenue I Two Traffic Lanes - 27th Street to the North 
Platte River 

  # of Access Points - Residential 

  On-Street Parking 

  At Grade Railroad Crossing 

Broadway # of Traffic Signals 

  At Grade Railroad Crossing 

  Offset Intersections 

Fifth Avenue Two Traffic Lanes 

  On-Street Parking 

  # of Access Points - Residential 

20th Street Two Traffic Lanes 

  # of Access Points 

27th Street # of Access Points - Commercial 
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Transportation 

Traffic flow continuity on the remainder of the major street system is good.  Traffic on streets intersecting primary thoroughfares 
is controlled by stop signs which permits an uninterrupted flow of traffic.  Traffic flow on major streets is generally interrupted 
only at intersections with other major streets.  All intersections of major streets are controlled with either traffic signals or  four- 
way stops. 
 
The use of turning lanes and parking restrictions has been used successfully in some locations along these arterials to improve 
traffic flow.  Additional features that would improve traffic flow and safety include railroad overpasses; restricting access points; 
4-lane improvements; the use of one-way designations; and reclassifications of  streets  to discourage commuter/shopping traffic 
on certain streets. 
 
Installing features on Avenue I from 20th Street to Overland to restrict traffic volume is encouraged.  Numerous residential ac-
cesses, school crossings and development of a new community swimming pool along this corridor create several safety concerns.     
Features such as pedestrian crossing islands, additional stop signs and signage directing commercial and commuter traffic to the 
west bypass should be considered.  
 
Development Pattern Influences 
 
Changing commercial development patterns will provide new challenges for safe and efficient traffic flow in the community.  
New, and projected, development patterns near the Avenue I and Highway #26 intersection will result in increased traffic flows 
on Avenue I, 20th Street, Railway Avenue and 27th Street.  Several intersections may/will require redesign and reconstruction to 
ensure safe traffic flow.  These intersections include Avenue I & Railroad Avenue, 20th Street and Railway Avenue and the  
Railway Avenue/Broadway/ East Overland intersection.  Additional challenges may be presented from increased traffic flows on 
20th Street in residential areas and on 27th Street due to the number of access points.   
 
Future Street Extensions 
 
Future street extensions beyond the corporate boundary are affected by a number of existing physical features.  These include 
irrigation canals, railroad right-of-way, existing residential and commercial developments, and flood hazard areas.  Identifying 
approximate locations of future street extensions, particularly arterial capacity streets, will assist in eliminating future land use/ 
street extension conflicts.  Future street extensions within the two mile planning boundary are shown on Map 5-4. 
 
Railroad Overpass 
 
In 2002, the City of Scottsbluff commissioned Kirkham-Michael Consulting Engineers to study possible railroad overpass loca-
tions and at-grade crossing closures.  Overpass options studied included the planned east overpass near 21st Street, a west over-
pass near Highway #71, and overpass locations at 20th Street, Broadway and 5th Avenue.  The City has not made an overpass 
decision at this time.   However, the west overpass should be given preference.   An overpass in this location would assist in re-
lieving traffic congestion on Avenue I; provide improved access to newly developing commercial areas in north-west Scottsbluff; 
and provide a concentric-radial street pattern skirting the community, a pattern which facilitates traffic flow both in and through a 
community.  
 
Possible at-grade rail crossing closures include the existing Highway #71 crossing, the  west 27th Street crossing on gravel road, 
and potentially the 9th Street crossing. 
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Transportation 

Rail Transportation 
 
Rail service in Scottsbluff is provided by the Burlington Northern Santa Fe Railroad. Local service shipping can be accommo-
dated from existing rail sidings.  Passenger transportation and piggyback services are not available. 
 
Air Transportation 
 
Air transportation service to Scottsbluff is provided by United Express/Great Lakes Aviation.  United Express provides three 
daily flights to and from Denver.  Charter flight service is also available through Valley Airways.   In 2002, the airport had a total 
of 8,540 enplanements through United Express and 367 enplanements through Valley Airways.  An effort is also underway to re-
establish the “River Run” with flights from Scottsbluff to Omaha with intermediate stops at North Platte, Kearney and Lincoln. 
 
West Nebraska Regional Airport is an underutilized resource in terms of infrastructure quality and total air traffic.  Runway 
lengths and open pace/vacant land would allow for the attraction of air freight shipping services if it can be demonstrated the lo-
cation can competitively serve the Front Range of Colorado.   Existing sanitary sewer and water infrastructure, in terms of capac-
ity, are capable of serving new development. 
 
Heartland Expressway 
 
Local and regional efforts have been underway since the early 1990’s to establish a four lane expressway from Kimball to Rapid 
City, South Dakota via Scottsbluff, Alliance and Chadron.  The 4-lane section from Kimball to Gering has been completed and  a 
4-lane bypass around Gering/Scottsbluff is expected to be completed in 2006.  The expressway and bypass routes will affect local 
travel patterns, increase through traffic and enhance Scottsbluff’s stature as a development center due to the presence of 4-lane 
connections.  A key benefit resulting from completion of this system will be better access to larger urban centers, particularly the 
Colorado Front Range.   The expressway will alter local travel patterns by directing much of the through traffic to the east side of 
the City.  This will result in more people entering the City from the east at the Highway 26 interchange and should decrease the 
traffic on Highway 71 and Avenue I. 
 
The Nebraska Department of Roads considers the Heartland Expressway system as a planned, non-programmed expressway from 
Kimball to the South Dakota border via Scottsbluff and Alliance.  Targeted federal funding allocations will be needed if the ex-
pressway system is to be completed. 
 
Other Transportation Services 
 
Scotts Bluff County provides public demand-response transportation services to Scottsbluff residents through the Handibus sys-
tem.  However, hours of operation are limited.  Passenger transportation studies conducted by the Panhandle Area Development 
District have identified the need for additional public transportation services.  Private taxi services are also available.   
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Map 5-3:
Traffic Change (1995 - 2001)
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Parks & Recreation 

Parks & Recreation Overview 
 
Park systems, including their natural resources and recreation amenities, represent a valuable resource for the community.  Parks 
assist in defining the community and add value to neighboring properties as well as to the overall living experience in the com-
munity.  Park systems also provide an amenity that can serve as a valuable economic development tool for the community.   
 
Recent social trends have resulted in a more health conscious population and a population with more leisure time available.  Sat-
isfying the leisure needs of local residents can be accomplished to a large degree by the provision of quality, public park and rec-
reation opportunities.  Economic development trends suggest that target locations for business development, and the subsequent 
population growth that may result, include scenic or aesthetically pleasing communities.  The community’s park and recreation 
resources should, therefore, be viewed as an essential component in the city’s overall plan to improve not only the quality of life 
for existing residents, but also the local economy. 
 
 
Key Park & Recreation Issues 
 
• Neighborhood Park space is needed north of Highway #26 to serve growing residential areas. 
• The North Platte River corridor is an untapped environmental, recreational and economic resource. 
 
 
 
Park & Recreation Goals 
 
• Continued efforts to provide quality maintenance to the existing park system and quality recreation services to the commu-

nity result not only in direct park and recreation benefits to the public, but serve as an economic development tool by provid-
ing a quality marketing feature to future residents and businesses. 

• Future desired trail features include expanding Monument Valley Pathways and eventually connecting existing parks and 
other major features in the community with trail systems.  Incorporating unused land adjacent to the canal systems and/or the 
covered canals would serve as a useful application of wastelands. 

• Continued efforts to make parks and park features ADA accessible. 
• Develop a Riverfront master plan to take advantage of the rivers potential as an environmental, recreational and economic 

resource. 
• Proceed with efforts to convert parks from “grass” to providing high quality passive and active leisure/recreation features.  

Parks should be designed to attract participation by the general public.  Water and water features are people magnets. 

6-1 



The Park System 
 
Scottsbluff’s park and recreation system consists primarily of public recreational facilities, but also incorporates numerous non– 
profit organizations that sponsor recreation, or leisure, activities.  This document will focus primarily upon the publicly operated 
park and recreation facilities.  
 
The City of Scottsbluff park system is comprised of 22 recreational sites and three pathways that encompass approximately 338 
acres of land. This figure includes future cemetery expansion land and school grounds maintained by the parks department.  
These sites, and their requisite facilities, range in scale from small neighborhood parks to large regional parks and tourism facili-
ties.  The cities park facilities are described in Table 6-2.  Geographic distribution of the parks throughout the community is 
shown on Map 6-1. 
 
The National Recreation and Park Association has developed general guidelines defining types of park and recreation facilities 
that should generally be made available in a community.  Park definitions found in these guidelines include: 
 
 Playlot:  Small areas intended primarily for use of children up to early elementary grades.  Most suited for apartments,  
  townhouses and mobile home parks.   
 Neighborhood Playground:  Designed to provide active and passive short-term activities.  Usually located adjacent to  
  public schools. 
 Neighborhood Park:  Landscaped natural park of limited size primarily for passive recreational needs of all ages but  
  with active recreation areas.  
 Community Playfield:  An athletic complex that serves recreation needs of the community. 
 Major Community Park:  A large natural and/or landscaped area to provide escape from congestion. 
 Open Space:  Passive areas in a landscaped or natural state in or near urban areas.  This could include natural lands,  
  watersheds, corner parks, medians, downtown aesthetic parks, boulevards, etc. 
 
Many of Scottsbluff’s parks include facilities that would allow it to be categorized into more than one of the above definitions.  
Therefore, the cities parks were categorized in the following table based upon the predominant features, or level of service pro-
vided.  Park distributions by type throughout the city are shown on Map 6-2. 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
Pathway systems include Monument Valley Pathways stretching from the YMCA to Trails West Camp adjacent to the North 
Platte River Corridor, a short pathway in Fairview Cemetery and Terry Carpenter Path by the Scottsbluff High School Tennis 
Courts. 

Park Type Park Names 
Playlot  

Neighborhood Playground East Overland Park, McCaffree Park, JC Park and all elementary schools 

Neighborhood Park Frank Park, Neighbor Park, Veterans Park 

Community Playfield Cleveland Field, Dr. Allan C. Landers Park, Lacy Park, Northwood park, 
Splash Arena Pool, Terry Carpenter Park/23 Club, Westmoor Park 

Major Community Park Riverside Park & Zoo 

Open Space Bee Lovell, Centennial Park, Constitution Park, Don Park, Mini Park 

Table 6-1:  Park Classifications 

Parks & Recreation 
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Parks & Recreation 
 

Park Acres Facilities 

Bee Lovell 1.20 Community park with picnic areas and a walking path. 

Centennial Park 3.26 Community park a walking path, restrooms, art displays and handicap 
accessibility. 

Cleveland Field 15.80 Community park with baseball and softball fields, restrooms, and handi-
cap accessibility 

Constitution/Library Park 1.00 Community park with picnic tables, restrooms, library, and handicap 
accessibility. 

Don Park 0.51 Picnic Area 

Dr. Allan C. Landers Park 80  
Soccer complex to be constructed in the summer of 2003.  The soccer 
complex will require 30 acres, plus 20acres of landscaped area.  30 acres 
will be reserved for cemetery expansion. 

East Overland Park 1.69 Community park with picnic tables, shelters, and playground equipment. 

Frank Park 12.25 Community park with picnic tables and shelters, playground equipment, 
walking paths, horseshoe pits, restrooms, and handicap accessibility. 

JC Park 3.40 Open space play field at Westmoor School.  The ground is owned by the 
school and maintained by the city. 

Lacy Park 20.00 Community park with picnic tables and shelters, playground equipment, 
softball fields, restrooms, and handicap accessibility. 

McCaffree Park 1.20 Community park with picnic tables, playground equipment and handicap 
accessibility. 

Mini Park 0.08 Landscaped area in the CBD with shade & seating. 

Monument Valley Pathways 12.8 Community trail system with walking paths, picnic areas and handicap 
accessibility. 

Neighbor Park 0.45 Community park with picnic tables, playground equipment, and basket-
ball courts. 

Northwood Park 10.00 Community park with picnic tables and shelters, playground equipment, 
basketball courts and skate park. 

Pioneer Park 3.56 Community park with picnic tables and shelters, playground equipment, 
walking path, restrooms and handicap accessibility. 

Riverside Park & Zoo 147.00 
Community park with picnic tables and shelters, zoo, playground equip-
ment, fishing, walking path, campgrounds, restrooms, and handicap 
accessibility. 

Senior Center .66 Indoor senior activity center and meal site with restrooms and handicap 
accessibility. 

Splash Arena Pool 1.20 Community park with picnic area, swimming pool, restrooms, and handi-
cap accessibility. 

Terry Carpenter Park 8.00 Community park with picnic tables and shelters, tennis courts,  walking 
path and baseball field. 

Veterans Park 8.00 
Community park with picnic tables and shelter, tennis courts, playground 
equipment, softball fields, basketball court, restrooms, and handicap 
accessibility. 

Westmoor Park 5.03 Community park with picnic tables, tennis courts, swimming pool, soft-
ball field, playground equipment, restrooms, and handicap accessibility. 

TABLE 6-2   : SCOTTSBLUFF RECREATIONAL FACILITIES  

Water Tower Park .98 Open space area. 
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City park properties are distributed across the City of Scottsbluff.  Map 6-2 identifies park distribution by class of park.  Major 
Community Parks and Community Playfields are appropriately located adjacent to major transportation thoroughfares in the 
community providing easy access for all residents.  The majority of Scottsbluff’s residential neighborhoods are provided service 
by some form of city or school park.  The notable exception to this is the residential areas north of Highway #26.  These areas 
will be served in part by the addition of Dr. Allan C. Landers Park, but access will require crossing one, or more, major city 
streets.   Adding neighborhood parks north of Highway #26 should be considered. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Discussions with city park and recreation staff indicated a desire to move away from providing large open space parks, that re-
quire considerable mowing, to a more functional park system with more opportunities for both passive and active forms of rec-
reation.  Accordingly, city park and recreation staff have developed lists of desired improvements for each park.  Desired park 
improvements include: 
 
• maintenance related features, such as automatic sprinkler systems with centralized control to conserve water/electricity, and  
       additional handicap accessibility features. 
• passive recreation features/services such as additional landscaping, trees, sitting benches, picnic tables/grills & drinking 

fountains 
• active recreation features such as batting cages, splash pads, roller hockey, miniature golf, Frisbee golf and volleyball facili-

ties as well as upgrades to basketball and tennis court facilities. 
 
Two major park expansions/improvements are underway or have been recently completed.  The first involves the Westmoor Park 
pool that provides a new swimming pool, wading pool, water slides and other water features.  The pool was completed midway 
through the summer of 2003.  The second involves the construction of a soccer field and related amenities on recently acquired 
land now referred to as Dr. Allan C. Landers Park. 
 
 

Parks & Recreation 

Park Acres by Classification

Community Playfield, 
75.5 Acres

Neighborhood Park, 
18.0 Acres

Open Space, 
6.6 Acres

Neighborhood 
Playground, 

2.3 Acres

Major Community 
Park, 161.7 Acres
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Riverside Park & Zoo 
 
Riverside Park and Zoo provide a unique recreational and economic resource for the community.  Riverside Zoo is the only ac-
credited zoo within 200 miles, and one of only 22 in the eight western plains states.  Only  two of these zoo’s are located in com-
munities smaller than Scottsbluff  (West Yellowstone, Montana and Wahpeton, North Dakota).  The zoo is a highly marketed 
western Nebraska feature and provides the type of variety needed to attract families with children to tour the area.  Riverside Park 
provides picnic and camping facilities along with other recreation activities.  The park and zoo are located adjacent to the North 
Platte River, a yet untapped tourism and economic resource for the community.  The City of Scottsbluff should consider develop-
ing a Riverfront master plan to preserve this key community feature and to take advantage of the rivers’ potential as an environ-
mental, recreational and economic resource. 
 
Riverside Zoo has adopted a zoo master plan to guide future zoo improvements and to retain accreditation.  Future desired zoo 
improvements include a North Platte River Wetland and Exhibit expansion, expanding the office area to include an education 
center, providing handicap docks and fish station, and restoring pond wetlands and beaches.   
 
Riverside Park plans include moving the park/zoo entrance further east near the pond dikes to provide a more controlled access to 
park and zoo facilities. 
 
Department of Parks and Recreation                                                                        
 
The Department of Parks and Recreation recently relocated from its old facility on West Overland to a site adjacent to Riverside 
Park & Zoo.  The new facility consists of an approximately 12,000 sq.ft. building housing two offices, a break room and large 
vehicle/equipment storage area.  A 1,200 sq.ft. shop is attached to the east side of the main building and provides three mainte-
nance bays and additional storage.   
 
Additional Recreation Facilities 
 
Several private and non-profit recreation amenities are also available in the community.  Two recreation features with a close 
physical relationship to the city park and recreation systems include the YMCA and the Trails West Camp.  Both of these facili-
ties are located adjacent to the Monument Valley Pathway system. 
  

Parks & Recreation 
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Housing Overview 
 
Scottsbluff’s economic performance has created growth opportunities that have been missed by the community due to a lack of 
affordable housing.  This demand has been met, at least in part, by surrounding communities.  This factor, along with commuting 
patterns and market populations needed to support businesses, clearly indicates the presence of an “economic community” that 
transcends political boundaries.  Therefore, the fact that Scottsbluff has not captured all of its potential housing opportunity 
should not be viewed negatively.  This also points to a need for multi-community cooperation with the boundaries of the larger 
“economic community”. 
 
Scottsbluff’s ability to  develop new housing units will be vital to the community’s future economic and demographic growth.   
The creation of an economy that will support population growth goals (and residents’ desires for service variety and social oppor-
tunities) will also require substantial levels of new housing construction.   
 
 
Key Housing Issues 
 
• Housing construction rates in Scottsbluff have not kept pace with demand and increasing household numbers.  This has re-

sulted in demand being served by outlying communities. 
• Economic instability has caused problems in the housing market.  A high percentage of households could afford to move up 

in the housing market but are reluctant to do so. 
• Housing is more a function of “households” than a function of population.  Household demand can increase during periods 

of population decline.  Scottsbluff, not unlike most communities, has missed opportunities due to a lack of information and/
or incorrect interpretations of information. 

• A continued need for housing rehabilitation exists as nearly 27% of the communities housing stock is considered to be in 
poor or fair condition. 

• Depressed incomes, particularly for renter households, has caused many households to spend more of their income on hous-
ing costs relative to State trends. 

 
 
Housing Goals/Strategies 
 
• Increase housing constructions rates to support projected population levels.  Construction levels will ultimately be tied to the 

communities economic growth strategies and performance.  Housing efforts should be married, in a sense, to economic ef-
forts to ensure appropriate types of housing are constructed. 

• The ultimate solution to housing shortages and affordability is higher incomes.  Therefore, a large part of the housing strat-
egy should include expanded efforts to improve the area economy by creating or attracting higher wage jobs. 

• Continue to implement housing rehabilitation programs in targeted areas of the community to preserve existing “affordable” 
housing stock. 

• Consider, or promote, planned unit development concepts that generally require less infrastructure investment to lower hous-
ing costs. 

• Encourage legislative amendments to allow for housing development incentives, such as temporary property tax abatements 
for new housing construction. 

• Promote new housing construction that results in the “in-filling” of existing lots and adaptive reuse of vacant commercial 
structures/space to take advantage of existing public infrastructure.  Adaptive reuse of commercial structures should only 
occur where suitable housing/commercial neighborhoods can be created.  Housing should not impede future commercial 
development or redevelopment. 

 

Housing 
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Quantity                                                                                                                       
 
According to the U.S. Bureau of the Census, the City of Scottsbluff had 6,600 housing units in 2000.  Approximately 40% of 
Scotts Bluff County’s housing stock is located in Scottsbluff, with 63% being located in the Twin Cities.   

0

10

20

30

40

50

60

%
 In

cr
ea

se
 in

 U
ni

ts

1940's 1950's 1960's 1970's 1980's 1990's

Decade

Rate of Housing Construction by Decade
Scottsbluff

The largest gains in new housing construction 
in Scottsbluff occurred during the 1940’s and 
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Household/Population Change Comparison 
(1970 to 2000)
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New housing unit construction slowed to its 
lowest levels during the 1980’s when only 389 
units were produced.  The 1990’s economic 
boom produced only 617 new housing units in 
Scottsbluff. 

Total population has an impact on hous-
ing construction, but a more important 
considering is household size and house-
holds.  Household size continues to de-
crease creating new housing demands, 
even during periods of population de-
cline.  From 1970 to 1990 Scottsbluff’s 
population decreased by 796 persons 
while total households increased by 757 
persons. 
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Age and Condition 
 
A large percentage of Scottsbluff’s housing stock is over 40 years old.  Just over 52% of the city’s housing units were constructed 
prior to 1960.  Only 15% of the city’s housing stock was constructed in the last 20 years.  The age of Scottsbluff’s housing stock 
suggests that a need exists for housing rehabilitation.   
 

 
 
 
 
 
 
 

 
 
 
 
 

Table 7-1:  Scottsbluff Housing Ages 

Year Built Units 

Before 1940 1438 

1940 to 49 789 

1950 to 59 1209 

1960 to 69 966 

1970 to 79 1192 

1980 to 89 389 

1990 to 2000 617 

Total 6600 
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Neighborhood % Poor % Fair % Good % Excellent 

Near West 9.1 31.3 49.6 10.0 

Westmoor 3.9 6.2 41.5 48.4 

Near Downtown 11.9 36.1 36.1 16.0 

Lincoln 3.1 22.3 53.4 21.2 

Northwood 0 2.6 31.2 66.2 

North Scottsbluff 0 0 4.9 95.1 

Northeast Scottsbluff 0 0.4 8.8 90.8 

Midtown 1.3 5.1 30.7 62.8 

East Scottsbluff 10.8 34.7 42.2 12.3 

Southeast Scottsbluff 29.1 41.4 26.1 3.4 

East Outlying 0 0 5.0 95.0 

Northwest Outlying 0.8 5.6 18.5 75.0 

West Outlying 15.1 37.0 29.4 18.5 

Total Units 7.0 19.8 35.7 37.6 

Table 7-2:  Scottsbluff Area Housing Conditions, 1994 

The Twin Cities Housing Plan, completed in 
1994, divided the City of Scottsbluff and outlying 
subdivisions into fourteen neighborhood residen-
tial study areas.  Overall housing conditions were 
evaluated indicating the East, Southeast, Near 
Downtown and Near West neighborhoods require 
housing rehabilitation.  Map 7-1 defines the 
boundaries of the housing neighborhoods used in 
the study.    
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Housing Indicators 
 
Key housing occupancy indicators reveal several important facts about the Scottsbluff housing market.  For example, homeown-
ership rates have decreased slightly over the last 20 years while renter rates have increased.  The number of vacant units has in-
creased slightly since 1980 providing an overall housing unit vacancy rate of  7.2% in the year 2000.  A very important statistic, 
which has been stated previously, is the decrease in household size.  The number of persons per household decreased from 2.54 
persons in 1980 to 2.36 persons in 2000.  This trend is expected to continue as the elderly composition of the city increases. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 7-3:  Changes in Key Housing Occupancy Indicators, 1980 - 2000  
 

1980 1990 
1980 to 1990 1990 to 2000 

Change % change Change % change 
Total Population 14156 13711 -445 -3.1% 14732 1021 7.5% 

Total Units 5915 6086 171 2.9% 6559 473 7.8% 
        

Occupied Units 5516 5588 72 1.3% 6088 500 9.0% 
Owner Occupied 3523 3257 -266 -7.6% 3536 279 8.6% 

% Owner 63.9% 58.3%   58.1%   
Renter Occupied 1993 2331 338 17.0% 2552 221 9.5% 

% Renter 36.13% 41.71%   41.92%   
        

Vacant Units 399 498 99 24.8% 471 -27 -5.4% 
  for sale 68 62 -6  84 22  
  for rent 198 251 53  233 -18  
  other 133 185 52  154 -31  

Vacancy Rate 6.7% 8.2%   7.2%   
        

Persons/Household 2.54 2.4   2.36   
Median Value $35,400  $38,900  $3,500  9.9% $70,900  $32,000  82.3% 

Median Contract Rent $154  $294  $140  90.9% $339  $45  15.3% 

2000 

The median value of homes in Scottsbluff increased by just over 100% from 1980 to 2000.   
The median contract rent value increased by over 120%.  Median value increases have been 
beneficial in terms of appraisal rates and housing finance/construction.  However, median 
household incomes have not improved equally creating increased demands for “affordable” 
housing. 
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Housing Costs and Affordability 
 
Housing costs have a direct impact on the community’s ability to undertake new construction.  Depressed housing values, par-
ticularly in certain neighborhoods, creates an obstacle for new construction due to appraisal values and a subsequent inability to 
obtain necessary financing.  Scottsbluff’s owner-occupied housing values are somewhat lower than the Nebraska average with a 
fairly large percentage of homes valued at under $80,000. 

Table 7-6:  Rents, 2000  
Scottsbluff Nebraska   

Units % of Total % of Total 
Less than $200 387 16% 11% 
$200 to $249  245 10% 6% 
$250 to $299  323 13% 8% 
$300 to $349   332 14% 11% 
$350 to $399 493 20% 11% 
$400 to $449 159 7% 11% 
$450 to $499 117 5% 10% 
$500 to $599  128 5% 14% 
$600 to $699 51 2% 8% 
$700+ 191 8% 9% 

Rent 

Table 7-5: Value of Owner-Occupied Homes, 2000  
Scottsbluff Nebraska 

Units % of Total % of Total 
less than $25,000 161 5% 5% 
$25 to 49,999 647 20% 13% 
$50 to 79,999 1100 34% 24% 
$80 to 99,999 506 16% 19% 
$100 to 124,999 329 10% 14% 
$125 to $149,999 234 7% 9% 
$150 to 199,999 173 5% 8% 
$200,000 or more 83 3% 7% 

Value 
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Table 7-4:  Selected Monthly Owner Costs as a 
Percentage of Household Income, 2000 

% of Household 
Income 

Scottsbluff  % of 
Households 

35% or more 11.5% 10.6% 
30% to 34.9% 5.5% 5.2% 
25% to 29.9% 7.6% 8.5% 
20% to 24.9% 13.3% 13.9% 
Less than 20% 62.1% 61.8% 

Nebraska % of 
Households 

Table 7-7:  Gross Rent as a Percentage of  
Household Income, 2000 

Scottsbluff Nebraska 
Percentage Percentage 

35% or more 34.0% 25.5% 
30% to 34.9% 5.5% 7.5% 
25% to 29.9% 12.0% 11.1% 
20% to 24.9% 12.7% 15.2% 
less than 20% 35.9% 40.7% 

% of Household In-
come 

A slightly higher percentage of households in 
Scottsbluff pay a larger percentage of their income 
for selected housing costs of owner-occupied 
housing.   

Overall, rental costs in Scottsbluff are lower than the Nebraska average.  However, 
Scottsbluff renters tend to have much lower incomes than the State average.  This 
results in a much higher percentage of renters spending comparatively more of their 
income for rent. For example, 34% of Scottsbluff’s renters spend 35% or more of 
their income on rent compared to just 25.5% state-wide. 
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Housing 
Scottsbluff has a surplus of homes valued at less than $80,000.  This surplus is directly related to the large number of older 
homes in the community and the fact that householders are less likely to “move-up” in a housing market with less stability com-
pared to that of urban areas.   As a result, a large deficit of homes valued at over $125,000 is present in Scottsbluff.  This also 
creates an unmet demand for affordable housing.  Encouraging households to assimilate upward in the housing market will most 
certainly require greater economic stability in the community, but could also be influenced by tax incentives such as new housing 
construction property tax abatements.  
 

Table 7-8:  Scottsbluff Affordable Housing Range Needs, 2000   
Household 

Income 
Households Affordable Range 

of Owner Units 
Number of 

Owner Units 
Affordable Range 

of Rental Units 
Number of 

Rental Units 
Total # of 
Affordable 

Units 

Affordable 
Unit Need 

$0-9,999 807 $0-14,999 46 $0-199 387 433 374 

$10-14,999 551 $15-24,999 115 $200-299 568 684 -133 

$15-24,999 1190 $25-49,999 647 $300-549 1166 1813 -623 

$25-34,999 915 $50-79,999 1100 $550-749 114 1214 -299 

$35-49,999 1000 $80-124,999 835 $750-999 89 924 76 

$50,000+ 1648 $125,000+ 490 $1,000+ 102 592 1056 

Table 7-9:  Tenure by Age, 2000  
Scottsbluff  Nebraska  

Owners  Renters  Owners  Renters 
# % # % % % 

Less than 25  82 17.3 393 82.7 14.4 85.6 
25 to 34 362 39.4 558 60.6 47.4 52.6 
35 to 44 656 58.4 468 41.6 69.6 30.4 
45 to 54 735 67.6 353 32.4 78.1 21.9 
55 to 64 502 69.5 220 30.5 82.5 17.5 
65 to 74 610 77.9 173 22.1 83.7 16.3 
75 to 84 444 65 239 35 78.2 21.8 

85 or older 145 49.5 148 50.5 65.8 34.2 
Total 3536 58.1 2552 41.9 67.5 32.5 

Age Group 

Scottsbluff Housing Tenure by Age, 2000
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Scottsbluff has a much lower percentage of 
homeowners under the age of 34 in com-
parison to the State average.   

Scottsbluff has a much higher per-
centage of elderly renters than the 
state average demonstrating the 
presence of a large retirement com-
munity. 
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Future Housing Needs 
 
Future housing needs are determined by evaluating several factors.  These include the projected population, projected household 
sizes, the number of existing units expected to be taken out of service and ratio’s of the type of housing units to be required in 
future years.   Projected housing needs in Table 7-10 are based upon the following assumptions: 
 
• the city can create the level of economic activity needed to meet projected populations,  
• household sizes will continue to decrease primarily as a result of increasing elderly populations, 
• at least five housing units will be demolished per year, 
• a ratio of single family, multi-family and mobile home units will  be provided that is comparable to the current mix, and 
• the projection assumes Scottsbluff will be able to capture population increases generated by its economic activity, or will 

create a level of economic activity that compensates for “leakage” to surrounding communities. 
 
Accordingly, Scottsbluff may need 462 new homes to accommodate its projected population for 2010 and 1,016 new homes to 
accommodate its projected population for 2020 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 7-10:  Projected Housing Needs, 2000 to 2020  

Existing Projected  
2000 2010 2020 

Total Population 14732 15674 16597 
Household Population 14396 15317 16219 
People per Household 2.36 2.34 2.3 
Household Demand 6088 6546 7052 
Vacancy Rate 7.20% 6.50% 6.00% 
Vacant Units 399 425 423 
Total Units Needed 6559 6971 7475 

Units Lost - 50 50 
Available Units - 6509 6459 
Cumulative Need - 462 1016 
Single Family Units Needed - 305 650 
Multi-Family Units Needed - 132 305 
Mobile Home Units Needed - 25 61 

 

Units in Base Year 6559 6559 6509 

 

Housing 
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Public Facilities & Utilities 

 Section Overview 
 
A primary function of local government is the provision of public facilities and utility services that facilitate and support private 
sector investment.  The City of Scottsbluff’s public facilities include a transportation system, park system, public safety services 
(including police and fire protection), education facilities, health care facilities, facilities to house governmental functions, and 
cultural resources such as libraries and arts centers.  Public utility services provided by the community include solid waste collec-
tion, disposal and recycling facilities; the provision of water, waste water treatment and storm water collection infrastructure; 
electrical and natural gas infrastructure; and  public cemetery. 
 
Beyond their obvious functions public facility and utility services represent a substantial resource in terms of the community’s 
ability to promote and foster growth and sound development.  The quality of public facilities sets a standard that helps define the 
character of the community.  Poorly planned and developed public resources are often times a deterrent to future growth due to 
the image they present.  Public facilities and utilities also serve as a tool to guide growth.  Public policy can direct growth to ap-
propriate areas of the community by the installation of streets and utilities.   
 
This section of the document provides a brief inventory of the community’s public facilities, services and utilities.  (Park and 
transportation systems are included in separate sections of the document.) 
 
Key Public Facility & Utility Issues 
 
• School enrollments have been declining in the community since the last comprehensive planning process was conducted in 

1995.  Several factors have contributed to this including changes in the age structure of the population, out-migration of 
young adults, and lack of employment opportunities and affordable housing for new families. 

• Future land development patterns indicate a potential need for a new school facility north of Highway #26. 
• Overall the city has addressed many of its primary facility needs.  However, city hall is in need of remodeling and additional 

library space is needed.  
• Finding and protecting quality water resources is, and will continue to be, a key issue as new EPA regulations take effect. 
• Extensions of public utilities will be needed to serve projected growth areas of the community. 
• Additional work will be needed to address the management of storm water runoff. 
• Future growth directions most easily accommodated by water & sanitary sewer expansions include areas north of the com-

munity in the vicinity of the 5th Avenue and 42nd Street intersection. 
 
Public Facility/Utility Goals 
 
• Ensure that space is available for a potential school facility north of Highway #26. 
• Continue efforts to consolidate the community’s water wells.  Ensure that city land use and development regulations protect 

the city’s water resource. 
• Continue efforts to upgrade community facilities, particularly city hall and the library. 
• Develop a storm water management plan for the corporate boundary and extraterritorial planning boundary that identifies 

logical channels, retention pond locations and management/regulatory alternatives.   
• Continue to enforce existing regulations that require commercial/industrial developments to collect storm water runoff in 

retention ponds. 
• Complete improvements to the Scottsbluff Drain. 
• Extend water and sanitary sewer infrastructure to projected growth areas of the community, particularly to the north and 

north east. 
• Promote new employment and industrial developments at the Airport Industrial Park as water and waste water service ca-

pacities exist at that location. 
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Public Facilities & Utilities 
Schools 
 
Scottsbluff's elementary and secondary education is served by eight different schools.  These include a public senior high school, 
a public junior high school, four public elementary schools, and three private elementary schools. 
 
Scottsbluff senior high is located at the corner of 5th Avenue and 27th Street.  The building was constructed in 1962 and is in 
very good condition.  The schools enrollment of 916 is approaching its design capacity of  1,000 students.  The school district is 
currently installing  a geo-thermal cooling/heating system at  high school.  Limited parking represents the only major concern at 
this time. 
 
The middle school is located at the corner of 23rd Street and Broadway Avenue.  The building is in good condition considering 
its age.  The school was built in 1921, but the complex has undergone numerous renovations.  The most recent renovations oc-
curred during the summers of 1985- 1993.  These renovations addressed meeting handicap, fire, and safety codes, as well as in-
creasing the operating space in classrooms.  Major renovations will also occur in the industrial-technology shop during the sum-
mer of 1995.  Storage space is also sparse and needs to be addressed.  Attention will also need to be focused toward the audito-
rium some time in the near future.  The auditorium has not undergone any significant rehabilitation since the building was con-
structed in the 1920s.  The 2002/2003  enrollment of 699 students is down from 766 in 1996.   
 
Lincoln Heights Elementary School, located at 2212 Avenue C, is the oldest of the elementary schools.  Despite being built in 
1930, the school is in good condition.  The present enrollment of 233 fits comfortably into the building as the school's capacity is 
approximately 350 to 400 students.  One problem that the school will need to address is access for the physically challenged.   At 
the present time the upper floor is not accessible to the physically challenged.  Parking is limited with nearly all school parking 
occurring on public streets.  Options to solve the parking problem would require the purchase of adjacent land and removal of 
existing residential units. 
 
The newest of the elementary schools is Westmoor, built in 1960.  Westmoor, located at 1722 Avenue K, is in good condition 
although the brick facing is in need of  maintenance.  The school can accommodate approximately 500 students, well above the 
present enrollment of 343 students.  
 
Longfellow Elementary is located at 2005 5th Avenue.  The school was built in 1939 but has been well maintained and is in good 
condition.  The school has a capacity of 500 to 600 students which comfortably accommodates its 300 students with its large 
classrooms and wide hallways.  The only significant concerns that Longfellow Elementary has is that it could use more storage 
space and that it needs to upgrade its access for the disabled.  Plans are underway to reconcile the school's deficiency in the area 
of access for the disabled. 
 
Roosevelt Elementary School is located at 1306 9th Avenue. The school, built in 1939, is in fair condition but does require im-
provements such as handicap accessibility to restrooms, upper-levels and the building entrance.  The school's 2002/2003 enroll-
ment of 284 is considerably lower than its enrollment of 380 students at the time the 1996 comprehensive plan was prepared.  
Maximum capacity of  the school is approximately 400 students.  Adequate storage and parking space are also concerns.  The 
most significant problem with the Roosevelt school is that it is an aging building whose original design does not coincide with 
modern teaching methods.  Renovations may be needed in the future to promote more interaction and establish a modern class-
room atmosphere. 
 
Private Schools: 
 
 Scottsbluff is also served by three private elementary schools.  These include: 
 
•  Community Christian School.  
•  St. Agnes School operated by St Agnes Catholic Church.  
•  Valley View elementary school operated by the Seventh Day Adventist Church.   
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Western Nebraska Community College 
 
Western Nebraska Community College provides Scottsbluff with post-secondary education.  WNCC also serves the entire 11 
county Panhandle as well as western Cherry and Grant counties.  WNCC offers both liberal arts and vocational/technical courses 
which lead to associate degrees, academic diplomas, and certifications. 
 
Many educational courses are also offered to the general public, high school students, and local businesses. These programs in-
clude community education classes for adults, college prep courses and shop classes for high school students, and custom train-
ing for local employers who seek employee training in areas such as welding and computer applications.  In addition to these 
programs, the college offers public service activities such as workshops, seminars, forums, cultural events, and facility usage for 
the people of its service area. 
 
Enrollments at WNCC have been increasing and this trend is expected to continue.  Full time enrollment is expected to continue 
to increase.  Increases in adult education and employee training classes are also expected. 
 
 Table 8-1: WNCC Enrollment 1990-2003 
 
 
 
 
 
 
The campus is 40 acres in size.  A large part of the campus is focused on the main building which contains classrooms, labs, of-
fices, a library, a gymnasium, a theater, a bookstore, and a snack bar.  The campus includes a 110 person dormitory, a welding 
shop, auto-technician building, day care center, multi-cultural center, and student activity center.  Additional facilities are oper-
ated at the Scottsbluff Airport.  The Center for Business and Individual Training provides a variety of continuing education and 
technical skill improvements both in a traditional classroom setting and under contract with area industries.  The college is pres-
ently attempting to acquire or construct a new CBIT center to satisfy increasing demands for this service.  
 
 
 Platte Valley Bible College: 
 
 Scottsbluff also has post-secondary education for religious studies at Platte Valley Bible College.   

Public Facilities & Utilities 

 90-91 93-94 97-98 02-03 

Full-Time 621 669 589 714 

Part-Time 1045 1336 913 1000 
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Public Facilities & Utilities 
Police Station: 
 
The Police Department recently relocated from its City Hall location to 2525 Circle Drive.  The new facility is a nine year old 
building containing 10,000+ square feet.  The facility provides both office space and records/evidence storage.  The facility is 
deemed to be in excellent condition.  However, some improvements are needed.  These include additional long term evidence 
storage space, entrance road paving on the south side of the facility and a catch basin for parking area storm water runoff.  The 
Police Department also has a 60’x72’ storage facility that houses vehicles and training equipment and provides some space for 
vehicle maintenance. 
 
Department personnel consists of 31 full-time officers, 4 record technicians, one humane officer, and 6.5 crossing  guards.  The 
department arranges jail facilities with the Scotts Bluff County Sheriff's Department in Gering. 
 
Crime rates have been rather consistent since 1966.  The City’s Part 1 Crime Index, or felony offeses, have increased only 
slightly since 1990.   
 
 Table 8-2:  Scottsbluff Part 1 Crime Index 
 
 
 
 
 
 
 
 
 
 
 
The police department does not see any major problems facing their facilities in the near future.   
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Year Crime Index 

2002 1097 

1998 1299 

1994 869 

1990 1063 



Public Facilities & Utilities 
Fire Department: 
 
The main fire station is located at 106 West 19th Street.  The fire department presently has 15 full-time firefighters, 3 staff mem-
bers, and 35 volunteer fire- fighters. 
 
The fire department is faced with severe space limitations.  More room is needed for truck space but the fire department does not 
have the funds available to expand the present facilities.  The police storage warehouse is designed to provide for a future main 
fire station when the city is able to make the change. 
 
The fire department has a few pieces of equipment that are in poor or below average condition.  The following table lists the fire 
departments equipment and its condition.  The city intends to adopt a replacement schedule in the near future. 
 
Table 8-3:  Scottsbluff Fire Department Equipment 
 

 
 
 Trains present a problem to the fire department as they occasionally impede the path to emergency calls.  This problem is some-
what diminished by the use of a computer tracking device that lets the fire department know the exact location of trains so that 
emergency vehicles can avoid them.  The fire department owns an auxiliary station on the south side of the tracks.  However, 
the auxiliary station does not have living facilities or associated logistical items.  Staffing Station 2 (the auxiliary station) would 
improve the community’s ISO rating and response times. 

Equipment Type Capacity Condition 

Engine -1 1985 Mack 1250 gpm Poor 

Engine-2 1976 Pierce 1250 gpm Good 

Engine-3 1966 Mack 1250 gpm Average 

Rescue -1 1985 GMC 4-Wheel Dr Poor 

Truck-1 1972 Snorkel 85’ Platform Good 

HAZ-MO 1950 Utility Van N/A Average 

HAZ-MAT 1995 Cargo Trailer N/A New 

Chief’s Car 1988 Car N/A Below Ave 

Fire Marshall 1987 Car N/A Good 

Staff Utility 1986 Dodge Van N/A Good 

Staff 1980 Chevy Pickup N/A Good 

Hoses N/A N/A Good 

Tools N/A N/A Good 

Appliances N/A N/A Good 
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Public Facilities & Utilities 
Public Works Departments: 
 
Scottsbluff's public works facilities include the Water Department at 1223 Broadway, the Street Department at 1105 South 3rd 
Avenue, and the Waste Water Department on East Highway 26. 
 
The Water  Department recently relocated to  the Waste Water offices on East Highway 26.   Offices at this location have been 
remodeled to house the water department and a newly constructed 72’x120’ storage building will house vehicles and equipment.  
This new location will eliminate access problems encountered at the current office/storage space due to railroad and traffic bottle-
necks. 
 
The Waste Water Department does not report any need for more space.  However, due to new State Department of Environ-
mental Quality permits, the department will need to upgrade its facilities to  meet the new requirements.  The department 
will also need to acquire composting equipment in the very near future. 
 
The Street Department does not report any major deficiencies in its equipment or building facilities.  Two new 72’x120’ vehicle 
storage buildings were constructed in 1997/98 as well as additional office space.  The Street Department reports that its facilities  
provide them with adequate space. 
 
  
Solid Waste 
 
Solid waste is collected from plastic rollout containers and dumpsters.  An automated side-arm refuse collection system is cur-
rently used for residential collection.  Residences abutting alleys are served by 1.5 cubic yard containers and the remainder of the 
residences are served by 90 gallon plastic rollout containers.  The City disposes of waste at the Gering transfer station.  Solid 
waste is shipped to Ogallala for disposal.  A yard waste collection program is also in place.   
 
A recycling center is also operated in Scottsbluff.  The center operates as a non- profit corporation collecting recyclable materials 
from the community and surrounding geographic area.  The center brokers the sale of recyclable materials to potential buyers. 
 
Efforts to reduce solid waste are undertaken by the Scottsbluff/Gering Clean Communities Commission.  The commission pro-
vides litter reduction/recycling education to local interest groups and school children.  In addition, the commission also has a 
small grant program which is used to support roadway litter clean-up projects and small landscaping/beautification projects. 
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Public Facilities & Utilities 
City Hall &  Annex: 
 
City Hall, located at 1818 Avenue A, is a 42,000 square foot building constructed in 1956.  City Hall  houses the city manager, 
city clerk, personnel director, MIS coordinator, finance office and the council chambers. 
 
The city hall annex building houses the Scottsbluff Department of Planning, Building, and Zoning, the city building inspectors, 
community development staff and the fire chief's office.  The structure was built in 1960 and contains 2201 square feet. 
 
The city hall and city hall annex facilities are in need of significant renovation.  Discussions have also been held regarding the 
need to have the local government functions in these two buildings housed under one roof.  Possible solutions include an addition 
to city hall to hold the annex offices, closing 19th Street to connect the buildings and/or constructing a new facility while retain-
ing a Central Business District location. 
 
Hospital 
 
Regional West Medical Center is a regional hospital serving 11 western Nebraska counties as well as two counties in Wyoming.  
The hospital consists of two care units located on Avenue B north of the Highway 26 Bypass. 
 
The hospital is licensed for 186 beds.  The hospital employs 1200 people including 99 physicians representing 40 specialties. 
 
Regional West provides medical services for nearly all emergency medical needs, however, it does not perform heart surgeries.  
The hospital has specialty medical services in cancer treatment and behavioral health services. 
 
Regional West Medical Center has made many advancements in upgrading its medical facilities.  Some of the most noteworthy 
improvements have been the additions of new MRI equipment, a fully integrated paperless medical information system and a 
Positive Emission Tomography (PET) scanner.  A $42 million remodeling and expansion begun in 1995 was completed in 2001.  
The admittance area was also restructured to make admittances easier and more efficient. 
 
Library 
 
The Scottsbluff Public Library is a 13,860 square foot building constructed in 1966.  The library serves a dual purpose as both a 
community and regional library.  The library has approximately 22,000 borrowers with 55% of the borrowers being Scottsbluff 
residents.  Eighty-two percent of Scottsbluff citizens hold library cards.  The library has 61,538 volumes and 145 magazine sub-
scriptions.  Nearly 152,000 persons used the library’s services, materials, and facilities during the 2002-2003 fiscal year.  Current 
services include reference/research books, online databases, e-books, literacy partnerships, children story times & special pro-
gramming, summer reading programs, public Internet access, site for after school tutoring, special genealogy and local history 
collections, Star Herald microfilm archive, business and economics information, etc.  
 
The major problems confronting the library are that it lacks space and that it lacks the necessary resources needed to keep up with 
technology.  Library staff estimate an additional 21,700 square feet of space could be needed to achieve standards published by 
the American Library Association if the projected Scottsbluff population is reached.  Services that could be added with more 
space include tutor/mentoring, computer literacy training, small business/entrepreneur information clearinghouse and traveling 
exhibits.  The library is attempting to conserve space by using narrower tables and subscribing to on-line databases. However, the 
library is having difficulty fully utilizing many technological applications that would save space on-line card catalogs, as im-
proved wiring and equipment upgrades are needed.  
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Public Facilities & Utilities 

 Post Office & Package Services 
 
The Post Office moved into a new 19,000 square foot building  located at 112 West 20th Street in 1987.  The move was necessi-
tated due to inadequate space and access at their old site of 116 East 16th Street.  The post office provides house to house deliv-
ery and has 2 mail receipts and 3 dispatches daily. 
 
In addition to express and package delivery provided by the US Postal Service, these services are also provided by United Parcel 
Service, Federal Express and Airborne Express.  UPS provides Scottsbluff with daily service to 48 states from their local distri-
bution center.  Federal Express and Airborne Express provides overnight delivery and all other delivery services available to and 
from Scottsbluff. 
 
Fairview Cemetery 
 
Fairview cemetery is the only public cemetery currently serving the city of Scottsbluff.  The cemetery is located in the north end 
of the City at the corner of 42nd Street and 5th Avenue.  The cemetery is supported by a Cemetery Fund which obtains revenue 
from the sale of lots and other fees and a Perpetual Care Fund which receives property taxes and a portion of burial fees that are 
used for the upkeep of the cemetery.  Desired infrastructure improvements include road surfacing and building upgrades.  How-
ever, additional funding sources would need to be acquired to accomplish the improvements.  
 
There is adequate space available in the cemetery to accommodate burials for approximately ten years.  The cemetery also owns 
40 acres of land to the north of 42nd Street.  This land is in a preliminary platting stage.   
 
Senior Citizens Center 
 
The City of Scottsbluff operates a senior citizen center at 2302 Broadway.  The center has volunteer staff arrangements and ac-
commodates approximately 50 users a day.  The building facility is in good condition, but it lacks space which inhibits centers 
activities.  The Senior Center has acquired additional land and prepared building designs to expand the facility.  However, at the 
present time the Senior Center has been unable to acquire the necessary funds for expansion despite applying for grants. 
 
Art Center 
 
The West Nebraska Art Center, located at 106 East 18th Street, was established in 1965 by the West Nebraska League of Arts.  
The art center employs two full time personnel and one part-time employee. 
 
Although the center could use more space, the space provided by present building facility does not appear to be a severe problem.  
The biggest problem that the art center faces is that it lacks funds for programming, exhibits, and operations. 
 
Information Sources 
 
The city of Scottsbluff is served by six different newspapers.  The Star Herald, published daily except Monday, and the Omaha 
World Herald, published daily, are available through home delivery.  The USA Today and Sunday Denver Post are available at 
newsstands.  The Business Farmer is another publication available in Scottsbluff. 
 
There are eight radio stations in the Scottsbluff area.  Five are FM stations and three are AM stations. 
 
There are two local television stations in Scottsbluff.  KSTF is affiliated with the CBS network and KDUH is affiliated with the 
ABC network.  An NBC affiliated station is provided out of Denver.  Charter Communications provides the community with 71 
basic/expanded basic channels, 43 music channels, 25 pay per view channels, and 68 digital channels.   
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Electricity 
 
The city of Scottsbluff is provided retail electric service by the Nebraska Public Power District (NPPD).  NPPD operates the 
city's distribution system.  The  Scottsbluff area is fed by two 115 kV lines and one 230 kV line.  There are five main distribution 
substations in Scottsbluff with a total capacity of more than 53.5 MVA.  Also there are three peripheral distribution substations 
around the city capable of serving 7.5 MVA of load.  Seven of the eight substations mentioned can be served from at least two 
different 34.5 kV sources.  The heart of the Scottsbluff distribution system is served by 4.16 kV lines with peripheral areas being 
served by 12.47 kV distribution lines.  All of the substations and lines were designed and built with future load growth in mind. 
 
Natural Gas 
 
Kinder Morgan is the distributor of natural gas to Scottsbluff. However, natural gas customers have the choice to purchase natu-
ral gas from several suppliers including Kinder Morgan and PACE.  Natural gas is available for both residential and industrial 
uses. 
 
Water 
 
The Scottsbluff municipal water system is supplied by 14 wells.  Two new wells were placed in service in 2002 and three wells 
were abandoned.  The City’s long term vision includes constructing an additional seven wells at the new well field location and 
eventually abandoning additional existing wells not at this site.  The system has a combined pumping capacity of 11,500 gallons 
per minute and an overhead storage capacity of 2,550,000 gallons.  The system has an average daily demand of 4,000,000 gallons 
and a historic peak daily demand of 12,000,000 gallons.  The system has a maximum capacity of 16,500,000 gallons per day.  
Static pressure varies across the city.  North of Highway #26 the pressure varies from 50 to 80 pounds per square inch.  South of 
the bypass the pressure varies from 45 to 50 pounds per square inch. 
 
There are two additional wells at the airport, which have a pumping capacity of 1,100 gallons per minute.  The system has a 
maximum daily capacity of 1,500,000 gallons and a 200,000 gallon overhead storage facility with static pressure of 55 pounds 
per square inch.  Infrastructure at the airport can accommodate additional growth. 
 
Groundwater is available for industrial uses. A 90-foot well with a 12 inch casing in Scottsbluff should produce 750 gallons of 
water per minute.  Based on existing state and federal regulations, the  Scottsbluff water supply does not require treatment. The 
water table has not changed appreciably during the last five years. 
 
 Sanitary Sewer 
 
Scottsbluff has a municipal sanitary sewer system and a storm sewer system.  The sewage treatment plant, which is an extended 
aeration/activated sludge plant.  The system was built in 1983 and has been recently upgraded.  Improvements have included a 
lab expansion, new aeration blowers and upgraded metering devices.  The plat has a maximum capacity of 9,000,000 gallons.  
Average daily flows are approximately 3,000,000 gallons, and the historic peak daily discharge is 5,000,000 gallons.  Bio-solids 
produced by the plant are composted and blended with yard waste at the tree dump.   Sanitary sewer main capacity will need to 
increased to serve projected growth areas.  However, capacity does exist at the airport. 
 
Storm Water 
 
Several natural and man-made drainages run through the city and its surrounding extraterritorial boundary.  Significant drains 
include the Scottsbluff Drain and Winters Creek.  Improvements have been made to Scottsbluff Drain in recent years.  However, 
improvements from 2nd to 5th Avenues are still needed.  The carrying capacity of drains in the community is a concern.  Future 
land developments will result in increased storm water run-off.  The city’s long term planning efforts should include a storm wa-
ter management study identifying logical storm water drainage channels, temporary storm water retention ponds and develop-
ment guideline alternatives.  Where possible, retention ponds and drainages should be incorporated and developed as an open 
space urban design feature. 

Public Facilities & Utilities 
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Environment 

Section Overview 
 
The relationship of the natural environment to land use and future development is an important factor to consider while making 
decisions concerning potential uses of the land.  As an understanding has grown about the complexity of relationships between 
human settlements and the natural environment, conflicts between social and economic forces and the capability of the environ-
ment to support development have become more apparent.  As a preliminary step in addressing these conflicts and to provide 
guidance for future decision making, this section of the plan provides a brief overview of the City's natural environment. 
 
 Key Environmental Issues 
 
• Existing water resources are sufficient to accommodate new growth.  However, the City should carefully monitor water 

rights, environmental and legislative discussions regarding the North Platte River, groundwater recharge relationships and 
upcoming EPA regulations regarding arsenic and uranium levels in water.  Demands for water both up and downstream from 
the city could produce negative economic and population growth impacts. 

• The North Platte and its adjoining floodplains provide an outstanding environmental and recreation resource for the commu-
nity and should be protected as such. 

• In general terms, soils in the planning area present few problems for future growth.  However, high water tables and founda-
tion design should be considered when building in certain areas of the community. 

• Groundwater runoff should be controlled in new development areas to minimize additional burdens placed upon the carrying 
capacity of the Scottsbluff Drain.  The City should develop a storm water management plan for the corporate boundary and 
extraterritorial planning boundary that identifies logical channels, retention pond locations and management/regulatory alter-
natives.   

• Flood protections dikes in the City have been allowed to become overgrown with brush and trees weakening their flood wa-
ter retention capabilities.  Future dike improvements are needed in several areas. 

 
Geographic Location 
 
The City of Scottsbluff is located in the Panhandle Region of western Nebraska 20 miles east and 60 miles north of the Wyoming 
and Colorado borders, respectively.  Scottsbluff is situated in the North Platte River Valley and lies across the river from Scotts 
Bluff National Monument, the Village of Terrytown and the City of Gering.  The City is located at the crossroads of U.S.               
Highway 26 and State Highways 71 and 92. 
  
Denver, the nearest large metropolitan area, is located       
approximately 210 miles to the southwest.  Lincoln and 
Omaha are 425 and 470 miles to the east, respectively.  
Cheyenne, Wyoming is located 110 miles to the south-
west and Rapid City, South Dakota 190 miles to the 
north. 
 
    

Map 1:  Scottsbluff Location

Scottsbluf f#
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Environment 

Physiography 
 
Scottsbluff lies in the central part of the High Plains in a deeply eroded area.  During the Tertiary period, rivers from the Rocky 
Mountains deposited gravel, sand, silt and clay in the form of a great alluvial piedmont plain whose original surface would now 
lie at an altitude of 5,000 to 6,000 feet above sea level.  Since the Tertiary period, rivers and their tributaries have been primary 
agents of erosion and great valleys have been cut into the plains.                                                
                                                                                                                                        
The North Platte River has cut a valley about 1,000 feet deep and flows from northwest to southeast diagonally bisecting Scotts 
Bluff County and separating the cities of Scottsbluff and Gering.  Development within and adjacent to Scottsbluff represent the 
most concentrated  and diverse types of land use within Scotts Bluff County. 
 
Climate 
 
Scottsbluff is near the center of a large land mass and far from any large body of water.  Climate in the city is semiarid and influ-
enced by several features of relief.  The North Platte River valley, the Rocky Mountains and the Black Hills all effect climatic 
conditions experienced in the city by blocking and redirecting wind patterns and/or precipitation. 
 
Southerly winds are typically light while west and northwest winds may be strong.  Wind velocities are the highest during March 
and April, when they average 12.35 miles per hour.  The mean annual temperature is 48 degrees.  Extremes range from 107 de-
grees above to 27 degrees below zero.  Summertime temperatures range from daytime highs in the 80's and 90's to lows near 60.  
In the winter daytime highs are near 40 and nighttime lows are 15 to 20 degrees. 
 
Average snowfall is 34 inches per year.  Average annual precipitation is 15.2 inches, most of which falls as thundershowers dur-
ing the late spring and early summer months.  These storms are frequently accompanied by hail. 
 
Geology 
 
The surface geology of the Scottsbluff planning area is composed of three major soil associations. 
 
The Tripp-Alice-Dunday Association consists of deep, loamy and sandy soils located on the high terraces and benches north of 
the North Platte River.  Although slopes range from 3 to 9 percent along terrace breaks, most areas have slopes of less than 2 
percent. 
 
Tripp soils consist of deep, well drained, nearly level to sloping soils formed in alluvium on the high terraces in the area.  The 
Tripp soils are susceptible to blowing if they are not protected by ground cover.  These soils have a low shrink/swell potential 
and exhibit few limitations for structures.  The soils have a moderate to high limitation for highway locations and moderate to 
severe limitations for sewage lagoons. 
 
Alice soils consist of nearly level to gently sloping soils that formed in water-laid deposits on high stream terraces north of the 
North Platte River.  Alice soils are susceptible to blowing and exhibit a low shrink/swell potential.  These soils have moderate to 
severe limitations for sewage lagoons and some areas may have a poor bearing strength for foundations. 
 
Dunday soils consist of deep, nearly level to sloping soils that formed on stream terraces in sandy material that has been re-
worked by wind and on foot slopes in material likely deposited by wind.  Dunday soils found in the planning area have a low 
shrink/swell potential, but have severe limitations for sewage lagoons and are not suitable for highway construction.  Some areas 
may exhibit poor bearing strengths for building foundations. 
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Minor soils within this association include Dix and Bayard soils.  These soils have a low shrink/swell potential, severe limitations 
for sewage lagoons, and moderate to severe limitations for septic tank systems on steep slopes.  Bearing strengths for building 
foundations range from good to poor. 
 
The Las-Alluvial Land-McCook Association consists of loamy, sandy, and gravely soils occurring mainly on bottom lands along 
the North Platte River in the Winters Creek Valley.  These soils are nearly level except for some areas of breaks from one level to 
another and a few low ridges and swales.  Las soils consist of nearly level, deep soils on bottom lands along the North Platte 
River.  Las soils consist of somewhat poorly drained soils with a low shrink/swell potential.  These soils have a high water table 
and exhibit moderate to severe limitations for sewage lagoons, moderate limitations for septic systems, and high to very high 
limitations for highway locations.  The soils are rated good for foundations below 4 feet. 
 
Alluvial land in this association consists of mixed alluvial land and wet alluvial land adjacent to the channel of the North Platte 
River.  These soils are shallow to mixed sand and gravel with high water tables.  The water table in mixed alluvial land is at a 
depth of 2 to 4; it is near the surface in wet alluvial land. 
 
Because of these characteristics, the wet alluvial lands are too moist for building foundations.  Although mixed alluvial land has 
variable characteristics, these soils  are not suitable for foundations.  Wet alluvial land has severe limitations for sewage lagoons, 
septic tanks, and highway locations. 
 
McCook soils consist of nearly level, well-drained soils on bottom lands.  These soils are deep over mixed sand and gravel and 
formed in alluvium along the North Platte River.  These soils have a low shrink/swell potential, but moderate to severe limita-
tions for sewage lagoons and highway locations exist.  Suitability of the soil for foundations ranges from good to poor and site 
drainage is needed in some areas. 
 
Minor soils in this association consist of Las Animas, Glenberg, and Platte soils.  Las Animas soils have the same characteristics 
of Las soils.  The limitations are also identical except the Las Animas soils have severe limitations for sewage lagoons.  Glenberg 
soils consist of level to very gently sloping, limy soils on high bottoms along the North Platte River.  These soils have a low 
shrink/swell potential and the only limitation on its use is for sewage lagoons.  Platte soils consist of somewhat poorly drained 
soils formed in alluvium on bottom lands in the Valley of the North Platte River.  These soils generally are nearly level, but in 
some places they are channeled by small, shallow drains.  The water table is 2 to 5 feet in these soils.  Platte soils have a low 
shrink/swell potential and exhibit moderate to severe limitations for highway locations.  Severe limitations exist for sewage la-
goons. 
 
Gravely Land-Dix-Chappell Association is comprised of shallow to deep gravely soils and is found on long, narrow, steep breaks 
from high terraces to low terraces or to bottom land.  Slopes range from 5 to 20 percent in this association.  Many springs occur 
along the lower terrace breaks and produce water throughout the year.  Gravel pits are common. 
 
Gravely land occurs on remnants of terraces and at the edge of breaks and terraces.  Permeability of this land is very rapid and 
runoff is slow because coarse gravel is at or near the surface.  Because of this rapid permeability, the limitation of this land for 
sewage lagoons is severe.  The land also exhibits severe limitations for septic systems because of the steep slopes.  The land has a 
low shrink/swell potential and has a good bearing strength for foundations.  Dix soils consist of excessively drained soils that are 
shallow over mixed sand and gravel.  These soils occur on the breaks of stream terraces and on the alluvial foot slopes below the 
breaks.  Within the planning area Dix soils occur in conjunction with Bayard soils.  This Dix-Bayard soil has a low  shrink/swell 
potential, good to poor bearing strength for foundations, and severe limitations for sewage lagoons. 
 
Chappell soils are not found within the planning area.  Other minor soils present in the planning area include Gering, Haverson, 
McGrew, and Otero-Bayard soils.  Gering soils consist of somewhat poorly drained soils located on the bottom lands along the  
North Platte River.  The water table is at a depth of 3 to 5 feet during most of the year.  These soils have a low shrink/ 
swell potential, but have severe limitations affecting highway locations, septic tank systems, and sewage lagoons.   

Environment 
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The soils have a good bearing strength for foundations, but on site drainage is needed. Haverson soils are deep, nearly level, well 
drained soils found in stratified alluvium on high bottoms along the North Platte River.  Permeability of these soils is moderate 
and, as a result, they have moderate limitations for sewage lagoons. 
 
McGrew soils consist of nearly level, somewhat poorly drained soils formed in alluvium on high bottoms along the North Platte 
River.  These soils have a high water table and permeability is moderately rapid.  Because of these characteristics, the soils have  
moderate limitations for septic tank systems, severe limitations for sewage lagoons, and moderate limitations affecting highway 
locations.  Otero-Bayard soils consist of deep soils formed on foot s lopes from material that washed down from the sandy up-
lands.  Permeability of the soil is moderately rapid; consequently, the soil is severely limited for sewage lagoons.  Bearing 
strengths for building foundations range from good to poor.  These soils have a low shrink/swell potential. 
 
The major soil types found in the planning area are the Las, Las Animas, Glenberg, Haverson McCook, McGrew, and Tripp soils 
and Alluvial Land. These soils exhibit several limitations which must be recognized in planning for future development. 
 
Table 1 summarizes the important characteristics of these soils and their engineering limitations.  The terms used in the table to 
indicate soil limitations for certain types of uses are defined by the U.S. Soil Conservation Service as follows: 
 
        Slight, Good, Low - Relatively free of limitation or limitations are easy to overcome 
        Moderate, Fair - Limitations need to be recognized, but can be overcome with good management and careful design     
        Severe, Poor, High- Limitations are severe enough to make use questionable as well as economically unfeasible 
 
Soil limitations do not necessarily rule out development, but point to the need for special design or engineering to overcome or 
minimize soil-related problems. 
 
Generally, soil features affecting engineering practices were rated according to the difficulties encountered in building and main-
taining highways on those soils.  For soil features affecting highway locations, most soils are rated in Table 1 for their suscepti-
bility to frost action.  These ratings are based mainly on the texture of the surface layer and subsoil. 
 
Soils are susceptible to frost action if the underlying layers are pervious enough for water to rise and form lenses of ice.  Because 
they have a high water table, many soils in the planning area are susceptible to moderate or severe frost action. 
 
For foundations, the soils in Table 1 were rated for bearing strength and for susceptibility to piping of soil material below a depth 
of 3 feet.  The majority of soils in the planning area have good bearing strength, although draining or lowering the water table at 
the site of the foundations may be necessary on Las Animas, Platte, Gering,, and McGrew soils.  These limitations are generally 
found in two areas.  One area lies adjacent to the North Platte River and to the west of the city between the Winters Creek Canal 
and the river.  The other area is situated to either side of the Scottsbluff Drain, a portion of the Winters Creek Canal, and Winters 
Creek to the east of  Scottsbluff.  Although the Scottsbluff Drain has reduced the problem of the high water table to some extent, 
care should still be taken when developing areas adjacent to the drain.  Wet alluvial lands are too moist for building foundations 
and should not be built on. 
 
The Tripp soils, located north of the Scottsbluff Drain, Winters Creek Canal, and Winters Creek, are listed in Table 1 as having 
poor stability for foundations.  This rating is a result of the soil being composed of large, loosely packed materials.  Development 
has occurred on these soils in the past and the limitation for foundations does not appear to be severe.  However, there have 
been some problems with streets, sidewalks, and sewers. 
 
Table 1 lists the degree and kinds of limitations for sewage disposal systems and shows the prevalent soils in the planning area 
having moderate to severe limitations for septic tank systems and sewage lagoons.  Because of these limitations, all future devel-
opment in the planning area should be served by central sewage facilities.  Residences located some distance from the City's ser-
vice areas might utilize septic tank systems, but prior to installing a septic tank and filtered field, on-site percolation tests should 
be made.  A filter field located close to a well may contaminate the well water. 
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The subsurface geologic materials found near the surface of  the earth in the Scottsbluff area date from comparatively recent geo-
logic time ( The Pleistocene Epoch).  These Pleistocene sands and gravels overlay the Brule formation and range from 0 to 50 
feet in thickness.  The Brule formation consists of thin layers of volcanic ash and sandstone.  The Brule formation is found at a 
depth of 500 to 1000 feet in the planning area.  The Brule formation outcrops at several locations in Scotts Bluff County, but not 
within the planning area. 
 
The Pleistocene sands and gravels were deposited by stream and wind action. These deposits represent a substantial sand and 
gravel resource and are a major source of groundwater in the area. 
 
Above the Pleistocene deposits lie the alluvial and colluvial materials in which the soils of the area were formed.  These materials 
formed from weathered Brule  siltstone.  Most of the soils in the planning area formed in alluvial material.  In the planning area 
the oldest alluvium is on some of the higher terraces along the North Platte River.  The Tripp and Alice soils formed in the old 
alluvium of terraces and are well formed.  Because the alluvium of bottom lands is more recent than that on old terraces, the soils 
formed in it are not as well developed as are the older soils 
 
Water Resources 
 
The North Platte River is the principle source of surface water in the city.  The flow is fairly constant since the completion of the 
Pathfinder and Guernsey Reservoirs in Wyoming.  Lake Alice, Little Lake Alice and Lake Minatare are artificial reservoirs in the 
Interstate Canal system and provide an environmental and recreational resource for residents of the city.  Winters Creek Lake is a                   
shallow lake in a natural basin northwest of Lake Minatare.                                            
 
The primary source of groundwater for the city is the alluvial deposits of the North Platte River.  Groundwater recharge is mainly 
from seepage of irrigation water, precipitation and underground flow of water.  The high groundwater table in some areas of the 
city has created seepage and flooding problems in the past.  To alleviate these problems two drains were constructed in the area.  
The Scottsbluff Drain was constructed to aid in draining ground- water in areas of north Scottsbluff and to the north-west of  the 
city.  The Andrews-Dunham Drain is located north of Scottsbluff and drains primarily agricultural land. 
 
Water Rights 
 
Surface water, or water of every natural stream not appropriated within the State, is declared to be the property of the public and 
subject to appropriation dedicated to the use of the people of the State.  New state legislation is being proposed that ties both sur-
face and groundwater together further defining the conjunctive use of water. 
 
This legislation, and the regulations that may result upon adoption, are important considerations for the City due to the ground-
water recharge benefits derived from canal irrigation systems.  It is estimated that seepage from irrigation canals has significantly 
raised groundwater levels recharging shallow aquifers from which the City draws its water.  It has also been suggested that this 
leaching of water from irrigation canals has contributed to sustained water quality in the aquifers.  Changes in the appropriation 
of water rights could impact future development in the City. 
 
The city should carefully monitor on-going research, environmental efforts and legislation concerning the use of water in the 
North Platte River Valley.  Competition for the use the North Platte River water resource and groundwater recharge potential 
could produce negative impacts upon the city's (and areas) ability to expand its population and economy. 
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TABLE 9-1:  SOIL CHARACTERISTICS 

 
 

                                                   Depth to         Suitability as           Limitations of Soil  for…………...........................................................                                                                                                                        
                         Shrink/Swell     Water Table      Source of.                                                                                   Septic                     Sewage                                                                            
Soil  Type         Potential            (Feet)                Sand & Gravel       Highways                   Foundations              Systems                  Lagoons  
 
  
Tripp-Alice Dundey Association  
      Tripp                           Low                  10-30                Poor                      Moderate to high         Poor Stability        Moderate;              Moderate to                                                                  
                                                                                                                         susceptibility to                                          moderate                severe;    
                                                                                                                        frost action; erod-                                        permeability          moderate  
                                                                                                                         ability of slopes.                                                                              permeability       
       Alice                         Low                   10+                   Poor                    Low to moderate sus  Good to poor            Slight                     Moderate to                
                                                                                                                               ceptibility to frost     bearing strength;                                          severe; 
                                                                                                                                             actions; erodability    good to fair                                             moderate    
                                                                                                                                          of soils           stability                                                             permeability                                                                     
      Dunday                              Low                   10+                   Not                     Low susceptibility       Good to poor          Moderate to           Severe;  moderate 
                                                                                                               Suitable                 to frost action              bearing strength       severe; some to rapid 
                                                                                                                                                                                                                 steep slopes          permeability  
Las-Alluvial Land-McCook Association  
      Las                                   Low                   3-4                      Fair                        High to very high        Good to a                 Moderate;              Moderate to                   
                                                                                                                                            susceptibility to           depth of                 high water              severe;  moder- 
                                                                                                                                            frost                              four feet                  table                       ate permeability 
      Alluvial land                    Low to              2-4                      Good                     Very high to moder-     Poor to good;          Severe; high           ------------  
                                              Moderate                                                                 ate susceptibility         drainage needed      water table 
                                                                                                                                           to frost action               in places   
      McCook                          Low                   5-10                    Good                    Moderate to high          poor to good;           Slight                      Moderate to        
                                                                                                                                           susceptibility to           drainage needed                                       severe, moder- 
                                                                                                                                           frost action                   in places                                                  ate permeability 
      Las Animas                     Low                   3-7                       Fair                      High to very high         good below               Slight                     Severe; moderate           
                                                                                                                                           susceptibility to           four feet                                                   to rapid 
                                                                                                                                           frost action                                                                                   permeability 
      Glenberg                         Low                   5-10                    Good                    Low to moderate          Good                        Slight                      Severe; moder-                         
                                                                                                                                          susceptibility to                                                                           ately rapid 
                                                                                                                                         frost action; erod-                                                                         permeability  
                                                                                                                                        ability of slopes   
      Platte                              Low                   3-5                      Good                  Moderate to high           Good to fair            Moderate;               Severe; moder-                           
                                                                                                                                         susceptibility to                                             high water               ate to moder- 
                                                                                                                                          frost action; may                                            table                        ately rapid  
                                                                                                                                         need fill                                                                                         permeability 
Gravely Land - Dix - Chappell Association 
      Gravely Land                 Low                   10+                      Excellent            Not susceptible to          Good bearing         Severe; steep           Severe; rapid     
                                                                                                                                          frost action                     strength                  slopes                      permeability 
      Dix                                 Low                    10+                     Good                   Low susceptibility           Good bearing        moderate to             Severe; rapid                                                   
                                                                                                                                          to frost action; erod-        strength                 severe; steep           permeability   
                                                                                                                                           ability of slopes                                             slopes                      steep slopes 
      Bayard                           Low                    10+                     Not                    Low susceptibility          Poor bearing         Slight to                   evere; rapid  
                                                                                                   Suitable              to frost action;                 strength; poor       moderate                  permeability 
                                                                                                                                           erodability of  slopes         shear strength   
Other Minor Soils                                              
      Gering                            Low                   3-5                       Fair                     High susceptibility          Good bearing       Severe; high             Severe; moder-  
                                                                                                                                to frost action                   strength; drain-     water table                ate permeability 
                                                                                                                                                                                  age needed 
      Haverson                       Low                   5-10                      Good`                 Low susceptibility to        Fair to good        Moderate;                  Severe; moder-           
                                                                                                                                         frost action; eroda-             bearing                moderate                   ate permeability                                                               
                                                                                                                                         bility of slopes                   strength               permeability     
       McGrew                     Low                     3-5                       Fair                   Moderate succep-              Good;                  Moderate;                 Moderate to              
                                                                                                                                         tabilty to frost                    drainage              High                          severe; moder-         
                                                                                                                                         action; erodability             needed in             water                         ately rapid 
                                                                                                                                         of slopes                             places                   table                          permeability  
                                                                                                                               
       Otero                           Low                    10+                       Not                      Low to moderate              Good to poor       Slight                         Severe;                                 
                                                                                                               Suitable  susceptibility to                                                                              moderately                            
                                                                                                                                           frost action; erod-                                                                           permeability 
                                                                                                                                          ability of slopes 
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Flood Plains and Flood Hazard Areas 
 
Flooding in the Scottsbluff area occurs in the uncontrolled drainage area downstream of the reservoirs in Wyoming and usually 
results from both general and localized rains coincidental with snowmelt runoff.  Flooding in the area is controlled to some extent 
by the operation of the upstream reservoirs, but late season snows or spring rains may upset the operation of these reservoirs by                    
providing water quantities in excess of reservoir capacities.  High water periods normally occur in June.  Since the construction 
of the upstream reservoirs, flooding and Scottsbluff has occurred in 1971 and 1973.  The 1971 flood caused damage to homes in 
southwest Scottsbluff and to the trailer park in Terrytown.  The 1973 flood caused minor damage at the Kiwanis Park. 
 
The U.S. Army Corps of Engineers completed a study of the North Platte River floodplain in 1975.  The corps delineated an in-
termediate regional flood based on statistical analyses of streamflow and precipitation records and runoff characteristics of the 
basin.  The intermediate regional flood is defined as a flood with an average frequency of occurrence of once in 100 years, or a 
one percent probability of occurrence in any year.  The 100-year flood is based on a discharge of 18,000 cfs and is illustrated on 
Map 2.  The floodplain illustrated on Map 2 shows the area that would be covered by the 100-year flood.  Flood depths would 
range from 6 to 7 feet near the main  channel of the river to sheet the flow at places on the outer limit of the flooded area. 
                                                                                                                                        
Throughout the area studied, numerous diked areas are apparent.  These dikes offer some degree of protection to such facilities as 
sewage lagoons, gravel mining operations and sugar beet lagoons.  The degree of  protection offered by the dikes was based on 
field inspection without an analysis of the physical strength of the dikes.  During an actual flood the dikes that are shown to be 
effective could actually fail and some of the dikes that were considered to fail could hold, thereby increasing or decreasing the 
amount of area flooded.  (1980 Comprehensive Plan)  Several of the dikes have experienced overgrowth and are in need of 
evaluation and repair. 
 
Winters Creek and the Scottsbluff Drain are additional waterways which join the North Platte River in the Scottsbluff vicinity.  
They were not studied in detail in the North Platte River report, but could under the right set of conditions create flood hazards 
and damage on the North Platte River floodplain as well as in their own floodplains. 
 
These drainages were investigated in a study of the Winters Creek watershed conducted by the Soil Conservation Service in 
1971.  The floodplain defined in this study covered much of Scottsbluff and the area east of the city to Winters Creek.  This study 
was based on a storm centered over the watershed in 1951.  Damage occurred not only from the floodflow from Winters Creek, 
but also from the large amount of runoff which overflowed into the Tri-State Canal, causing the canal to break in three locations.  
The water from these breaks flooded many surrounding fields and farms. 
 
The SCS study also concluded that the Scottsbluff Drain, which was constructed to intercept underground seepage, intercepts 
surface runoff from higher lying fields to the north during heavy rains.  The drain conveys these waters until its capacity is ex-
ceeded and flooding occurs.  The capacity of the drain was estimated at 506 cfs, the equivalent of a flood occurrence frequency 
of once in 13 years.  In addition, the drain is presently channeled into a 42-inch pipe buried beneath a residential section on the 
east side of Scottsbluff.  The low capacity of this conduit results in a backwater effect creating flooding over an extensive portion 
of northeast Scottsbluff.  Improvements to Scottsbluff Drain were implemented in 2001 to improve its function. 
 
The watershed plan proposed to construct a floodwater retention structure near the point where Winters Creek crosses the Tri-
State Canal; convert the Scottsbluff Drain to a flood interceptor channel, relocate the drain north of the U.S. 26 bypass, and in-
crease the drain's capacity to accommodate a 100-year storm; and enlarge the Winters Creek Channel to convey a 100-year storm 
by constructing a levee on its west side.  Since this study was completed the City has been improving the Scottsbluff Drain for 
conversion to a 100 year flood channel; a flood retention structure was built at the 27th Street and Highway 26 junction across 
from Kmart; and improvements were made to underground drainage pipeline from 17th Street to the former Western Pack to pre-
vent infiltration obstructions. 
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The Flood Insurance Administration also designated a 500-year floodplain along the Scottsbluff Drain.  However, during a 100-
year storm minor flooding will also occur An engineering firm has completed a study of the drain and recommended increasing 
the capacity of the drain by widening and shaping the channel throughout the length of the drain.  Since the existing undersized 
structures act as retaining outlets, the study proposed widening the channel in some areas to accommodate the storing of water.  
While these structures would retain the water upstream, they would also reduce the flow downstream and control the 
storm water flow. 
 
Some degree of flooding in the planning area will occur and the types of land use permitted in the floodplains substantially affect 
the extent of loss and damage brought about by flooding.  Inappropriate development along channels or in floodplains can in-
crease the breadth of passing floodwaters by causing a diversion of the water flow around manmade structures.  Debris from de-
velopment can also be carried downstream to become entangled underneath bridges or overpasses thereby impeding the flow of 
floodwater and possibly increasing the extent of downstream flood damage. 
 
Sound planning practice will therefore encourage less intensive types of land use activity in flood hazard areas such as agricul-
ture, open space, recreation, limited mineral extraction, or wildlife preserves while discouraging incompatible uses such as solid 
waste disposal sites or flammable material Storage which would create hazards downstream.  The basic intent of the city's flood-
plain zoning is therefore to limit development within the designated floodplain zones.  Besides the more obvious constraints to 
development that the North Platte River and Winters Creek floodplains present, several other characteristics of the natural envi-
ronment in the planning area may represent potential hazard areas.  These areas, identified on Map 9-2, should not be viewed as 
areas unsuitable for development, but as areas where development should be carefully reviewed and where special engineering 
may be needed. 
 
Areas that should receive this attention due to a high water table lie adjacent to the Scottsbluff Drain and Winters Creek.  The 
Scottsbluff Drain was constructed for the purpose of lowering the water table, but detailed site investigations should be made 
prior to development since the water table may not be low enough in some areas to permit construction. Structures built in these 
areas may develop cracked foundations and walls due to the potentially high water table.  Cracking is caused by ground-water 
that weakens the soil on which the building rests.  This weakening can be compensated for by using a wider, broader footing 
or by constructing a deeper foundation.  Another alternative is to install drainage facilities to lower the water table at the building 
site. 
 
Following are explanations of the flood hazard zones identified on the flood plain map: 
 
Zone A:  Special flood hazard areas subject to inundation from the 100 Year Flood.  Because detailed hydraulic analysis are not 
been performed, no base flood elevations or depths are shown.  Mandatory flood insurance purchase requirements apply. 
 
Zone AE:  Special flood hazard areas subject to inundation from the 100 Year Flood determined in a Flood Insurance Study by 
detailed methods.  Base flood elevations are shown within these zones.  Mandatory flood insurance purchase requirements apply. 
 
Zone AO:  Special flood hazard areas subject to inundation from the 100 Year shallow flooding (usually sheet flow on sloping 
terrain) where average depths are between one and three feet. Average flood depths derived from detailed hydraulic analyses are 
shown within this zone.  Mandatory flood insurance purchase requirements apply. 
 
Zones B, C & X:  areas that haeve been identified in the community flood insurance study as areas of moderate or minimal haz-
ard from principal source flood in the area.  However, buildings in these zones could be flooded by severe, concentrated rainfall 
coupled with inadequate local drainage systems.  Flood insurance is available in participating communities but is not required by 
regulation in these zones. 
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Tree Inventory 
 
The beauty and character of a city are largely determined by the type and condition of trees lining the streets.  Careful selection 
and arrangement of appropriate trees is needed to maximize planting efforts.  Hardiness, longevity, form, and cleanliness are 
characteristics that have the greatest impact on aesthetic appeal.  Table 2 lists the types of trees that are most appropriate for land-
scaping in Western Nebraska. 
 
The most significant tree maintenance problem facing Scottsbluff is a large population of poor, dead, or dying Siberian Elm trees.  
In 1985, prior to a large kill of Siberian Elms in the fall 1989,  there were 3,057 Siberian Elm trees on public land or right of way 
in Scottsbluff.  This represented 25.9% of trees on public land or right of way.  In 1985, 2,200 of the Siberian Elms were poor, 
dead, or dying.  A current survey  would indicate a much larger number of Siberian Elms in  these categories, with a much larger 
number in the dead and dying category.  Removal and  replacement of these trees may need to be addressed in the immediate 
future.   A summary of the community owned tree inventory can be seen in Table 2. 
               
                                                                                            

 
 
 

Species Class # Good Fair Poor D & D 

Siberian Elm V 3,057 34 744 1,970 309 

Juniper/Cedar II 2,282 1,449 623 176 34 

Cottonwood IV 1,096 206 354 380 196 

Hackberry II 851 717 103 22 9 

Honeylocust II 813 496 198 108 11 

Ash II 653 221 176 187 69 

American Elm V 568 13 142 306 107 

Crabapple II 349 61 169 115 4 

Colorado Blue Spruce I 294 120 155 17 2 

Lombardy Poplar V 271 10 24 174 63 

Ponderosa Scotch Pine II 230 130 82 11 9 

Other Class I I 384 277 36 25 7 

Other Class V V 331 49 170 109 4 

Other Class IV IV 318 62 114 108 34 

Other Class III III 182 95 61 29 4 

Other Class II II 115 39 65 18 1 

TABLE 9-2: SCOTTSBLUFF TREE INVENTORY   June 27, 1985 
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TABLE 9-3:  RECOMMENDED LANDSCAPE TREES FOR WESTERN NEBRASKA 
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                                 SMALL - Mature Height 35’ or Less 
 
                                                Broadleaf    
 
Amur Maple (I)                                         Flowering Crab (II) 
Dogwood (I)                                              Hawthorn (II) 
Gambel Oak (I)                                         Buckthorn (II) 
Amur Cork Tree (I)                                   Japanese Tree Lilac (II) 
Mountain Mahogany (II)                           Eastern Redbud (II) 
Rocky Mountain Maple (II)                       Mountain Alder (II) 
Serviceberry (II)  
 
                                                Evergreen   
 
Mugho Pine (I)                       
Juniper (II) 
Arborvitae (II) 
 
                                 LARGE - Mature Height 35’ or more 
 
                                                Broadleaf 
 
Hophornbean (I)                                        Kentucky Coffeetree (II) 
Littleleaf Linden (I)                                   Pine Oak (II) 
Redmond Linden (I)                                  Japanese Pagoda Tree (II) 
Bur Oak (I)                                                Bradford Pear (II) 
English Oak (I)                                         European Mountain Ash (III) 
Swamp White Oak (I)                               Black Walnut (III) 
Northern Red Oak (I)                                American Sycamore (III) 
Norway Maple (I)                                      Horsechestnut (III) 
Ginkgo (I)                                                 European Birch (III) 
Green Ash (I)                                            Black Birch (III) 
White Ash (I)                                            Cutleaf Weeping Birch (III) 
Hackberry (II)                                           Ohio Buckeye (III) 
Honeylocust (II)                                        Paper Birch (III) 
American Linden (II) 
 
                                                Evergreen 
 
Austrian Pine (I)                                       Ponderosa Pine (II) 
Colorado Blue Spruce (I)                          Scotch Pine (II) 
Norway Spruce (I)                                    Jack Pine (II) 
Eastern White Pine (I)                              Black Hills Spruce (II) 
Limber Pine (I)                                         Douglas Fir (II) 
Limber Pine (I)                                         Concolor Pine (II) 
 
*Note: Evergreen trees are not a recommended street tree 
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Land Use 

 
Section Overview 
 
Existing land use patterns exert a strong influence on future growth and development.  This section of the plan examines histori-
cal land, economic and demographic relationships; projects the amount of land that will be needed to accommodate future 
growth; identifies key land development features and issues that will impact future development patterns; and identifies probable 
land annexation areas.  
 
During the course of this investigation several key features or circumstances, and several key land development issues, were 
identified that have affected previous development patterns and will affect future growth.  These key topics, as described below, 
should be given serious consideration in the process of evaluating existing land use patterns and in identifying future growth lo-
cations: 
 
 Key Features/Circumstances Affecting Land Use Patterns 

 
• floodplains and flood hazard areas 
• existing commercial/industrial development patterns 
• existing employment area locations 
• health services locations 
• school locations relative to residential developments, or lack thereof 
• major transportation corridors & commuting/shopping traffic patterns  
 

 Key Land Development Issues 
 
• existing extraterritorial developments have blocked logical street extensions 
• the community image/aesthetic character has been eroded at community entrances and along primary corridors 
   due to strip development patterns and inadequate land use regulations 
• development near the city’s new well-field location will need to be restricted 
• the river front corridor has been degraded aesthetically as a development opportunity  
• future corporate boundary expansions may be restricted by limited land-owner patterns 
• several concentrated development subdivisions have been created outside the corporate boundary but are  
   provided public services 
• an urgent need exists for industrial development space, and to a more moderate extent there is a need for addi-

tional commercial and residential land options 
  
 Key Future Land Development Concept Guides 

 
• First, and foremost, all new developments should create advantage for the “community”. 
 
• Key community environmental and historic features/resources should be preserved and enhanced by 
  future development patterns. 
 
• Adequate land should be provided to economically accommodate both projected and potential growth 
  in terms of land volume and value. 
 
• New developments should result in, and be attached to, logical extensions of both public infrastructure 
  and previous land development patterns. 
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Land Use 
 Existing Land Uses & Land Use Classification 
 
An inventory of land lying within the city and within the two-mile extraterritorial boundary of Scottsbluff was conducted in the 
summer and fall of 2002.  Existing land uses are shown on Maps 10-1 through 10-4.  Land uses were classified within the follow-
ing categories:  
 
Corporate Land Use 
 
This includes all land lying within the corporate boundary of the City of Scottsbluff. 
 
Undeveloped Property: 
 
Undeveloped properties included all lots and parcels that appeared to have no developed struc-
tures/uses, or where structures were in the process of being demolished or removed.  The fact that 
these properties are undeveloped does not mean they are available for development or could be 
developed.  Limiting factors are present on some properties including floodplain restrictions and 
soil contamination.  Approximately 484 acres of land, or about 13% of the land located within the 
corporate boundary, were classified as undeveloped.  These properties are identified on Map 10-
5. 
 
City Owned Property: 
 
An estimated 333 acres of land are owned by the City of Scottsbluff within the corporate boundary.  These lands account for 
nearly 9% of the city’s land volume and are comprised of 282 acres of park land, 5 acres of public parking lots, 38 acres contain-
ing buildings and/or facilities, and 8 undeveloped acres.  These properties are shown on Map 10-6. 
 
Semi-Public Property: 
 
An estimated 169 acres, about 4% of the city’s land volume, are used for purposes such as schools, churches and other non-profit 
institutions.  Of this total approximately 105 acres are used for educational institutions.  These properties are shown on Map 10-1. 
 
Residential Property: 
 
Residential land uses were categorized as single family detached dwelling units, multi-family dwelling units, and mobile homes 
located either within or outside mobile home parks.  Residential properties comprise approximately 1,135 acres within the city, or 
nearly 30% of the city’s total land volume.  Single family detached dwellings occupy approximately 943 acres, while multi-
family and mobile home dwellings occupy 132 acres and 60 acres, respectively.  Residential land uses are shown on Map 10-2. 
 
Commercial Property: 
 
Commercial land uses were categorized as follows: 
 
 Retail- businesses primarily selling a product to the end consumer. 
 Services– businesses providing a service to the end consumer.  Examples include medical services, clinics, banks &  
    credit unions, Laundromats, cell phone establishments, bar/grill not on a highway, etc. 
 Professional Offices - includes insurance offices, attorneys, engineers/architects, etc. 
 Traveler Services - establishments serving the needs of the traveling public such as motels, gas stations, restaurants, etc. 
 Light Commercial - establishments such as storage rental units (clean), car dealers, quality warehousing, implement  
  dealers, service stations, and other establishments of this general nature with a clean exterior appearance. 
 
Commercial uses of this nature occupy approximately 701 acres of land, or about 18% of the city’s land volume.  The largest use 
is the light commercial category followed by retail and service establishments.  These properties are show on Map 10-3. 

 Acres 
River Corridor 52 
Residential 212 
Commercial 187 
Industrial 33 

Table 10-1:  
Vacant Corporate Land  
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Heavy Commercial & Industrial Property: 
 
Heavy commercial and industrial land uses occupy approximately 267 acres of the city’s land volume, or about 7 percent.  These 
uses were categorized as follows and are shown on Map 10-4: 
 
 Heavy Commercial - establishments that have the capacity to result in considerable outdoor storage of products or  
  materials, such as contractor yards, outdoor storage yards/warehousing, auto-body shops, and heavier commer-
  cial uses that appeared rundown or un-kept and not elsewhere classified. 
 Light Industrial - establishments that produce a product indoors with a minimal presence on the exterior in terms of  
  noise, dust, odor or visual disruption. 
 Heavy Industrial - establishments that have a high exterior production presence and generate noise, dust, odors and an  
  aesthetically unpleasant view. 
 Junk Yards - properties that appear to collect and store waste material, whether recycled or not. 
 
  
Streets, alleys, drains and other rights-of-way comprise 
the remainder of the corporate land volume. 
 

City Owned 333 
   Parks 282 
   Parking Lots 5 
   Facilities 38 
   Other 8 
Residential 1135 
   Single Family 943 

   Multi-Family 132 
   Mobile Homes & Parks 60 

Commercial 701 
   Retail 161 
   Services 96 
   Professional Offices 70 
   Traveler Services 52 
   Light Commercial 322 

Heavy Commercial & Industrial 267 
   Heavy Commercial 184 
   Light Industrial 2 
   Heavy Industrial 66 
   Junk Yards 15 
Semi-Public 169 
Undeveloped 484 
Streets/Alleys/Drains/etc. 746 
Total 3835 

Corporate Land Uses - 2003  
Land Use Type Acres 

Land Use 
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Land Use 

Extraterritorial Land Use 
 
Nebraska state law allows a first class city to exercise land use control over unin-
corporated lands within an area extending two miles beyond the city’s corporate 
boundary.  Land uses within this two mile extraterritorial boundary around 
Scottsbluff were identified, but this does not mean the city exercises land use 
control over all of this area.  Land uses within this area ranged from agricultural 
uses to heavy industrial uses.  Land uses for this area are shown on Map 10-7.  
Rural residences include farmstead.  Land outside the corporate boundary and 
not otherwise classified was considered to serve an agricultural function.  All 
other land use classifications used were identical to the corporate area classifica-
tion system.  Developed lands within this area are shown in the following table. 
 
Extraterritorial development patterns have resulted in several instances where 
logical future street extensions may be blocked and have resulted in the place-
ment of heavy commercial uses adjacent to primary transportation corridors and 
community entrances.  Over time several rural subdivisions were developed 
without lot sizes large enough to safely accommodate wells and septic systems.  
Although in several instances these subdivisions are served by city utilities, land 
owners in these areas conveniently utilize other city and do  
not pay city property taxes to support those services. 
 
  
Vacant Land Conversion 
 
From 1980 to 2002 an estimated 464 acres of land located within 
the corporate boundary of the City were converted from vacant 
land to some form of developed land use.  The largest conversion 
occurred in commercial land uses, followed by residential land 
uses.  Vacant land conversions are shown on Map 10-8. 
 
Commercial land developments have occurred primarily along the 
major transportation corridors as would be expected.  However, 
these uses have been developed in a “strip” fashion in many cases 
as opposed to a commercial park fashion.   
 
Conversion to residential land uses have occurred primarily adja-
cent to, and north , of Highway #26.   
 
The majority of conversions to heavy commercial and industrial 
land uses have occurred near two of the community’s greatest 
physical attributes, the North Platte River Corridor and to a lesser 
extent the Highway #26 transportation corridor 
 

Vacant Land Conversion, 1980 - 2002 
Public 35 
Semi-Public  3 
Residential 139 
   Mobile Home 2 

   Single Family 68 

   Multi-Family 69 

Commercial 201 
   Retail 83 

   Services 29 

   Professional Offices 29 

   Traveler Services 11 

   Light Commercial 49 

Heavy Commercial & Industrial 86 
   Heavy Commercial  77 

   Heavy Industrial 9 

Total 464 

Extraterritorial Land Use  
Public - City Owned 941 
   Undeveloped 70 

   Parks & Facilities 871 
Semi-Public 306 
Residential 764 
   Rural Residential 580 

   Other Residential 184 

Commercial 1057 
Industrial 188 

Total 3256 
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Land Use 
Land Use Conflicts 
 
Land use conflicts occur when mixed land use classifications are allowed to develop without adequate consideration given to 
potential impacts that may take place.  Potential impacts can include health & safety hazards, noise, traffic increases and/or  
potential decreases in market valuation.  Land use conflicts are present in the city as described below: 
 
 Residential:                                                                                                                     
 
The primary land use conflicts within residential areas are created by the following: 
 
• intrusion of higher density residential development into single family housing unit neighborhoods.  Provision of adequate 

off-street parking can alleviate this issue.  Map 10-2 displays the mixture of single & multi-family housing developments. 
• the location of commercial expansions and resultant traffic flow patterns.  This issue is primarily a concern along 5th Ave-

nue, Avenue I,  and along portions of Avenue B and 20th Street.  These street systems are heavily utilized for inter-city and 
intra-city commuter and shopping routes.  This issue can be minimized and/or avoided in the future by careful placement of 
high traffic commercial and employment areas.  Installing features to direct commuter/shopping traffic around established 
residential areas is also a possible solution. 

• Extraterritorial housing developments (primarily acreages) have been developed in a position that block logical future street 
extensions. 

 
Commercial: 
  
Three development patterns related to commercial districts are found in most communities and are present in Scottsbluff.  These 
are: 
 
• Allowing “strip” land development patterns to occur along major transportation corridors. This development pattern allows 

commercial establishments to encroach upon residential areas with no planned buffers.  Vehicular traffic on primary thor-
oughfares becomes impeded by the number of entry and exit points along the transportation corridor.  These corridors are 
clearly visible on Map 10-3.  

• Weak development controls allow for the creation of uncoordinated, and often unsightly, commercial areas.  
• Many communities allow unlimited access to commercial lots, ie: no curbs or distinct entry/exit points.  This eliminates any 

possibility for landscaping, is confusing for patrons and is safety issue. 
  
Creating business parks in using planned unit developments or cluster development concepts would assist in alleviating strip de-
velopment patterns.  Signage and landscaping requirements can be used to address aesthetic components of commercial districts.   
 
Heavy Commercial & Industrial: 
 
Strip development patterns are also present in heavy commercial & industrial areas.  These conditions exist along Railway Ave-
nue, South Beltline Highway and along primary highway corridors providing access to the community.  See Map 10-4. 
 
Environmental: 
 
Land use conflicts also occur when environmental corridors suffer degradation as a result of man-made development.  The North 
Platte River corridor offers an outstanding recreation and aesthetically pleasing quality of life attribute to the Scottsbluff/Gering/ 
Terrytown community.  The city’s largest park and primary trail system is located within this corridor.  Efforts to preserve and 
enhance this corridor should be continued.  In addition, commercial and  industrial development on land adjacent to the river, 
which is in the 100 year floodplain, should be discouraged; the development of design and landscaping standards are encouraged; 
and the potential acquisition of additional land and/or easements on land adjacent to the river should be considered. 
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Future Land Use 
 
Several factors must be considered while attempting to project the amount, type and desired location of land required to accom-
modate future development.  Following are several pertinent factors and their explanations: 
  
Projected Population and Population Goals 
 
The city’s population is projected to increase 942 persons by 2010 and a total of 1,865 persons by the year 2020.  A long term 
goal that would demographically establish Scottsbluff as a trade/employment center capable of competing with Cheyenne or 
Rapid City would require a population of over 20,000 people, or an increase of nearly 7,000 people. 
 
Projected Household Change 
 
To accommodate the projected population the construction of over 900 housing units would be required by 2020.  Over 3,000 
housing units would be needed to accommodate the growth goal population.  Scottsbluff’s current population density is approxi-
mately 0.19 residential acres per household.  If all of the projected population and growth goal population were to live within the  
Scottsbluff corporate boundary in a relatively concentrated development pattern, and the same population/residential acre were 
maintained, approximately 200 additional residential acres and over 400 residential acres would be needed, respectively. 
 
Commercial and Industrial Growth 
 
Scottsbluff’s growing stature as a trade center has resulted in significant vacant land conversions to commercial and industrial 
land uses, even during times of population decline and/or limited growth.  The city’s population grew by just under 600 people 
from 1980 to 2000.  During this same time period consolidation in the retail, service and health industries in combination with 
population growth contributed to the development of over 200 acres of commercial land.  Nearly 100 acres of land were con-
verted to industrial uses.  Comparatively, the number of households during this 20 year period increased by only 500 while the 
project household increase is 900 or more. 
 
The previous 20 year trend has included an overall service area (regional) resident decline and a substantial commercial/industrial 
acreage increase.  This development has resulted from industry consolidation, repositioning of businesses to new commercial 
areas along transportation corridors, and expanding geographic market boundaries served by “chain store” establishments.   
It is reasonable to assume that some level of consolidation, repositioning and an expanding market boundary influence will con-
tinue to affect commercial land development.  If the city is to reach its projected population, or growth goal population, signifi-
cant commercial and industrial developments must occur.   
 
Additional factors that will influence commercial/industrial land development patterns include: 
 
• preserving land for its highest/best use in terms of the general, not individual, welfare 
• the presence or provision of utilities and streets 
• limiting land factors such as flood hazard areas 
• preferred patterns of development in relationship to major transportation corridors/community features 
 
The volume of commercial and industrial land needed to serve the projected growing population and households can be estimated 
by considering previous development trends and by making certain assumptions about the economic future of the community.  
These assumptions are described on page 10-7.   
 
Scottsbluff’s resident population is projected to increase by 1,865; households are projected to increase by over 900; and employ-
ment will need to increase by well over 1,000 to support this growth level.  A conservative land requirement estimate suggests 
that over 250 acres of commercial land and over 400 acres of industrial (base employment) land will be needed to accommodate 
the 2020 population. 

Land Use 
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Land Use 
Economic Development Efforts 
 
Attaining the projected population of nearly 16,700 people will require a concerted economic development effort by the commu-
nity.  Future population gains will not occur without economic growth given the current age distribution of the population. 
 
Land Projections 
 
Assumptions 
 
In order to project the amount of land needed by the community in future years several assumptions must be made about how and 
to what level the community will develop.  The assumptions are categorized by major land use types: 
       
Residential       
 
• Young families will need to be attracted to the community to occupy the volume new jobs to be created 
• Elderly residents will move into retirement facilities at a higher rate placing additional single family homes on the market 
• Greater numbers of elderly & young residents will result in higher density levels    
• Household sizes will continue to experience a slight decrease from 2000 to 2020  
 
Commercial 
       
• Retail and service industry consolidation will continue, but at a lower rate than the past 20 years  
• The City will encourage/support redevelopment and adaptive reuse of older commercial corridors/districts 
• More stringent development policies will be enacted to guide long term growth and best practices forms of development 
• Commercial clusters; such as the Mall, Wal Mart area, Regional West Medical Center vicinity; have and will continue to 

develop 
 
Industrial 
       
• Substantial business/industry park development will need to occur to support population the future population 
• The City will encourage/support redevelopment and adaptive reuse of older industrial corridors/districts 
• More stringent development policies will be enacted to guide long term growth and best practices forms of development 
 
Parks  
      
• Park & recreation developments will concentrate on limited acre expansion  
• Development potential of existing parks will be explored and implemented 
• Pathways linking key community features will be established/developed 
• The focus will be on quality, passive and active recreation park features versus additional grass to mow    

  
Overall  
      
• Final land use estimates incorporated are somewhat conservative estimates  
• Infilling, redevelopment and adaptive reuse of existing properties will be highly encouraged 
• Vacant land resources within the corporate boundary are depleted in comparison to 1980 levels   
• Regional business consolidation rates should slow, but more chain location probability exists due to growing trade center 

status 
• A substantial need exists for retail, employment and business/industry parks  
• Large adjacent land masses controlled by a somewhat limited ownership may require the city to designate additional growth 

areas  
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Several land projection methods were utilized to identify probable amounts of land needed for future development.  The projec-
tions are based upon: 
 
• historical and current resident-to-acre, resident acre-to-acre, and household-to-acre ratios;  
• projected residents,  
• projected households,  
• maintaining the present use-to-acre ratios 
• incorporating historical use-to-acre ratio increases 
• employment projections necessary to accommodate the projected population 
 
 
 

Resident Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Residents 14156 14732 16597 16597 
Residential Acres 866 1135 1279 1610 
Residential Acres/Resident 0.0612 0.0770 0.0770 0.0970 
Acre Demand   144 332 

     
Household Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Households 5516 6088 7052 7052 
Residential Acres 866 1135 1315 1561 
Residential Acres/Household 0.1570 0.1864 0.1864 0.2214 
Acre Demand   180 246 

Residential Land Projections  

Resident Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Park Acres 224 282 317 384 
Park Acres/Resident 0.0158 0.0191 0.0191 0.0232 
Acre Demand   35 102 

     
Residential Acre Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Resident Acres 866 1135 1279 1610 
Park Acres 224 282 318 384 
Park Acres/Residential Acre 0.2587 0.2485 0.2485 0.2387 
Acre Demand   36 102 

     
Household Acre Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Households 5516 6088 7052 7052 
Park Acres 224 282 327 373 
Park Acres/Household 0.0406 0.0463 0.0463 0.0528 
Acre Demand   45 91 

Park Land Projections  

Land Use 
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Land Use 

 

Resident Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Residents 14156 14732 16597 16597 
Industrial Acres 98 267 300 787 
Industrial Acres/Resident 0.0069 0.0181 0.0181 0.0474 
Acre Demand   33 520 

     
Residential Acre Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Resident Acres 866 1135 1279 1610 
Industrial Acres 98 267 301 787 
Industrial Acres/Residential Acre 0.1132 0.2352 0.2352 0.4890 
Acre Demand   34 520 

     
Household Acre Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Households 5516 6088 7052 7052 
Industrial Acres 98 267 309 763 
Industrial Acres/Household 0.0178 0.0439 0.0439 0.1083 
Acre Demand   42 496 

Industrial Land Projections  

Resident Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Residents 14156 14732 16597 16597 
Commercial Acres 351 701 790 1516 
Commercial Acres/Resident 0.0248 0.0476 0.0476 0.0913 
Acre Demand   89 815 

     
Residential Acre Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Resident Acres 866 1135 1279 1610 
Commercial Acres 351 701 790 1515 
Commercial Acres/Residential Acre 0.4053 0.6176 0.6176 0.9411 
Acre Demand   89 814 

     
Household Acre Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Households 5516 6088 7052 7052 
Commercial Acres 351 701 812 1469 
Commercial Acres/Household 0.0636 0.1151 0.1151 0.2084 
Acre Demand   111 768 

Commercial Land Projections  
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The amount of land needed to accommodate the projected 2020 population is shown in the following table.  These land estimates 
are based upon an acre volume mid-range between the “2000 Ratio” and “1980-2000 Rate Increase” projected amounts; and with 
consideration given to the assumptions previously described.  It should also be noted that although several acres of land are iden-
tied as available in the following table, not all of these lands are either desirable, or appropriately located.  For example it is esti-
mated that only 110 of the 212 residential acres may be developed; approximately 100 acres of the commercial land would be 
developed; few of the existing industrial acres are desirable; the possible park and recreation acres consist of vacant riverfront 
land not owned by the City; and future streets and public right-of-way would remove several available acres from development. 
 
The park land acre need is further affected by the need for neighborhood park facilities near residential areas located north of 
Highway #26. 
 
 
 
 
 
 
 
 
 
 
 
 
Future land use patterns both within and beyond the corporate boundary are shown on Map 10-9.  More land is identified in terms 
of future growth patterns than is needed to accommodate the projected 2020 population.  Additional lands are shown to ensure 
that adequate development options exist and to provide a long-range picture of land preservation needed to accommodate a long-
range growth goal of 20,000 people.  It should be stressed that not all of the identified land should be automatically rezoned.  
Future land development should occur in the logical progression of in-filling within the corporate boundary, squaring out or ex-
tending the corporate boundary, minimizing leap-frog development patterns, and annexing land at the time public services are 
provided.  

Employment 
Method   2000 Ratio 1980-2000 Rate Increase 
 1980 2000 2020 2020 
Total Employment 3433 6566 7579 7579 
Commercial Acres 351 701 811 845 
Commercial Acre/
Employment Ratio 0.102 0.107 0.107 0.111 
Acre Demand   110 144 
Industrial Acres 98 267 311 439 
Industrial Acre/
Employment Ratio 0.029 0.041 0.041 0.058 
Acre Demand   44 172 

Commercial/Industrial Land Use Projection   

Land Use Type Projected 
Need  

Vacant Acres 
Available 

Minimum 
Acre 
Need 

Probable 
Acre 
Need 

Probable Acres Needed to   
Provide Development Options 

   Residential 246 212 136 200 400 
   Commercial 400 187 250 350 500 
   Industrial 500 33 467 400 500 
   Parks & Recreation 50 52 0 20 20 

Projected Land Requirements - 2020  

Land Use 
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Annexation 
 
The extraterritorial land use map identifies several commercial, industrial and residential areas that have developed adjacent to 
the corporate boundary.  Many of these developments are served with public utilities.  They also enjoy the remainder of the pub-
lic resources, such as streets, parks, library, etc. without having to contribute to the cost of developing and maintaining these re-
sources.  In addition, growth patterns have resulted in several pockets of land that have either been surrounded, or are about to be 
surrounded, by land within the corporate boundary.   
 
The City of Scottsbluff should consider annexing the following: 
 
• existing residential, commercial and industrial subdivisions served with public utilities 
• projected growth area lands adjacent to the community as they become developed and are served with public infrastructure 
• parcels of land that are surrounded, or are about to be surrounded, by land within the corporate boundary 
 
Annexations should generally occur prior to or at the time the City provides public services and utilities to the area.   
 
In addition, the City should consider establishing growth boundaries adjacent to logical transportation, irrigation and natural fea-
tures.   
 
Future annexation priorities and growth boundaries are shown on Maps 10-10 and 10-11. 
 

Land Use 
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City of Scottsbluff 
Water Infrastructure Expansion 
Estimated Costs 
 
  Improvement 
Area # Description of Expansion Needs Improvement 

Costs 
1 Approx. ‑  1,000 feet of 8" main through center from West Overland to 

S. Beltline. 
45,000.00

2 Approx. ‑  750 feet of 8" main through center from West Overland to 
main at end of field. 

34,000.00

3 Approx. ‑  13,000 feet of 8" main to divide into city block and loop 
system. 

585,000.00

4 Approx. ‑  15,005 feet of 8" main to divide into city block and loop 
system. 

700,000.00

5 Approx. ‑  16,000 feet of 8" main to divide into city blocks and loop 
system. 

720,000.00

6 Approx. ‑  8,500 feet of 8" main to divide into city blocks and loop 
system. 

350,000.00

7 Approx. ‑  27,000 feet of 8" main to divide into city blocks and loop 
system. 

1,080,000.00

8 Approx. ‑  1,500 feet of 8" main to divide and loop system. 60,000.00
9 Approx. ‑  2,500 feet of 8" main to divide and loop system. 100,000.00

10 Approx. ‑  1,250 feet of 8" main to divide and loop system. 50000
11 Approx. ‑  3,000 feet of 8" main to divide and loop system. 120000
12 Approx. ‑  8,500 feet of 8" main to divide into city blocks and loop 

system and bring water from 42nd Street. 
340,000.00

13 Approx. ‑  25,000 feet of 8" main to divide and loop system. 1,000,000.00
14 Approx. ‑  15,000 feet of 8" main to divide and loop system. 600,000.00
15 Approx. ‑  2,000 Feet of 8" main to divide and loop system. 80,000.00
16 Approx. ‑  2,500 feet of 8" main to divide and loop system. 100,000.00
17 Approx. ‑  3,000 feet of 8" main to divide and loop system. 120,000.00
18 Approx. ‑  40,000 feet of 8" main to divide and loop system. 1,600,000.00
19 Approx. ‑  30,000 feet of 8" main to divide and loop system. 1,200,000.00
20 Approx. ‑  9,600 feet of 8" main to divide and loop system. 380,000.00

  
 Estimated distribution system costs 9,264,000.00

 
 
NOTES 
Potential need for additional water storage if all areas are developed. 
 
Land, engineering, contractor, supplies $ 1,000,000.00 
 
Potential need for rehabilitation our booster pump station $  200,000.00 
to bring more water from the low zone to the high zone. 



Wastewater Development Summery 
 
The following summery consists of those areas for potential single family development. Each 
area has been categorized as to its potential for such development (High, Medium and Low). 
Categorization is based on infrastructure cost, as well as any potential need for upgrade to 
existing infrastructure that would convey flows to the treatment facility. 
 
Area #1 (Probability - High) 
 
This area could be developed easily with a minimal cost; infrastructure in the area would not 
need any potential upgrade. Estimated cost for wastewater development: Approximately 1600 
feet of 8 inch main at $45 per linear foot, $72,000 
 
Area #2 (Probability - Medium) 
 
This area could be developed fairly easy with minimal cost. However there is a potential for the 
relocation or abandonment of an existing 10-inch main running through properties along the 
west side of area. Estimated cost for wastewater development: Relocation of 800 feet 10 inch 
main at $50 per linear foot, $40,000 
 
Area #3 (Probability - Medium to Low) 
 
This area developed on it own would be in the medium to high category but should be 
considered to have potential for the development of areas #4 & #5. A main trunk line running 
through this area could supply adequate flow for the aforementioned areas to connect to the 
existing 15-inch main running along South Beltline Hwy. Estimated cost for wastewater 
development: Approximately 20,000 foot of 8 inch main at $45 per linear foot, $900,000 
 
Approximately 2300 foot of 15 inch main at $45 per linear foot, $103,500 
 $1,003,500 
Area #4 (Probability - Low) 
 
This areas peak flow rate would be approximately 317 gallons per minute. The area 
would require major infrastructure improvements. A 15-inch main trunk line would need 
developed to run through areas #4, #5 and #3 as noted above. The probability rate would 
increase should development be considered along with the aforementioned areas. 
 
Area #5 (Probability - Low) 
 
This areas peak flow rate would be approximately 402 gallons per minute. The area would 
require major infrastructure improvements. A 15-inch main trunk line would need developed to 
run through areas #4, #5 and #3 as noted above. The probability rate would increase should 
development be considered along with the aforementioned areas. 



Area #6 (Probability - High) 
This area could be developed easily with a minimal cost; infrastructure in the area would not 
need any potential upgrade. A 15-inch trunk line is available along the south side of this 
property. Estimated cost for wastewater development:  
Approximately 1000 foot of 8 inch main at $45 per linear foot, $3 60,000 
 
Area #7 (Probability - Medium to High) 
This area is developable with a trunk line tie in to the 15 inch main located along the 
South Beltline Hwy West. The development would be fairly easy with access to the trunk 
line. Cost may be a factor, hence the medium to high probability. 
Estimated cost for wastewater development: 
Approximately 25,000 foot of 8 inch main at $45 per linear foot,  $1,125,000 
Approximately 3 100 foot of 8 inch main at $45 per linear foot,  $ 139,500 
  $1,264,500 
Area #8 (Probability - High) 
This area could be developed easily with a minimal cost; infrastructure in the area would 
not need any potential upgrade. A 15-inch trunk line is available for tie in along the north 
and cast side of this property. 
Estimated cost for wastewater development: 
Approximately 2100 foot of 8 inch main at $45 per linear foot, $94,500 
 
Area #9 (Probability - High) 
This area could be developed easily with a minimal cost; infrastructure in the area would not 
need any potential upgrade. A 15-inch trunk line is available for tie in along the south side of this 
property. Estimated cost for wastewater development: Approximately 8100 foot of 8 inch main 
at $45 per linear foot, $394,500 
 
Area #10 (Probability - High) 
This area could be developed easily with a minimal cost; infrastructure in the area would not 
need any potential upgrade Estimated cost for wastewater development: Approximately 5500 
foot of 8 inch main at $45 per linear foot, $247,500 
 
Area #11 (Probability -Medium) 
This area would require upgrading of approximately 500 feet of 8 inch main to care flow. 
However the areas needing upgraded would not require street removal or replacement. 
Estimated cost for wastewater development: 
Approximately 1000 foot of 8 inch main at $45 per linear foot,  $45,000 
Approximately 500 foot of 12 inch main at $45 per linear foot,  $22,500 
  $63,000 
 



Area #12 (Probability - Low) 
This area would need major infrastructure requirements. Due to elevation, pumping stations 
would need to be installed to convey the flow to connect to the current collection system along 
with a transmission line down 5th avenue. 
 
Recommendation: Development of a main trunk line along East 48th capable of carrying the 
flows from areas #12, #14, #18, #19 & #13. 
 
The line would run eastward down 48th turning south on 21st Avenue, then south along 21st to 
the low point of area # 13. The line would then turning south east along Winter creek to follow a 
path that would eventually tie in at the main transmission line to the treatment facility. 
Development of such line would potentially open more areas to the east of Scottsbluff for future 
use, along with the possibilities of annexation of existing subdivisions in the area. Estimated cost 
for wastewater development: Extremely High 
 
Area #13 (Probability - Low) 
Same as area #12 
 
Area #14 (Probability - Low) 
Same as area # 12 
 
Area #15 (Probability - Medium to High) 
This area could actually be divided into two sections with the upper area being fairly easy to 
develop as a 15-inch main runs directly in the middle of the area. 
 
The lower section could be developed with a connection to the current 12-inch main located at 
the intersection of 21" Avenue and North Frontage Road. If an easement were obtained the 
connection could be made on North Frontage Road. 
 
Area #16 (Probability - High) 
This area could be developed easily with a minimal cost; infrastructure in the area would not 
need any potential upgrade. A 15-inch main runs throughout the area from the northwest to the 
southeast along Adler Drive. 
 
Area #17 (Probability - Medium) 
This area could be developed easily. However a connection would need to be made to an 
existing 15-inch main located on the eastside of Hwy 71. It should also be noted that a 
continuation of a 15-inch main would need to be developed on Avenue I to West 29'h Street 
where a recent CIP improvement has been completed. 
 



Area #18 (Probability - Low) 
Same as area #12 
 
Area #19 (Probability - Low) 
Same as area #12 
 
Area #20 (Probability - Medium) 
This area would require the development a trunk line to be constructed along West 42"d from 
Avenue D to Hwy 71 where it would then connect to a 15 inch line. 
 
Please note that some areas where left without cost estimates. The lack of actual area size would 
make estimates of line placement along with estimated cost analysis, extremely in accurate. 

 
It should be noted that there is a possibility of developing a small 250,000- 500,000 gallon per 
day water reuse facility in the northern area that could be used to supply irrigation to the soccer 
complex. The development of gray water mains for customer us could also be developed, 
providing lawn watering for those in the area. This would cut pumping cost of potable water and 
provide an addition revenue, however small to the wastewater department. 



HOUSING AREA  POSSIBLE LOTS DEVELOPMENT POTENTIAL WASTEWATER COST WATER COST
1 40  High  $72,000 $ 45,000
2 10  Medium  $20,000 $17, 000
2 10  Medium  $20,000 $1-7,000
3 520  Medium to Low  $1,003,500 $585,000
4 653  Low n/a $700,000
5 727  Low n/a $720,000
6 217  High  $360,000 $350,000
7 696  Medium to High  $1,264,500 $1,080,000
8 43  High  $94,500 $60,000
9 113  High  $394,500 $100,000

10 52  High  $247,500 $50,000
11 130  Medium  $63,000 $120,000
12 348  Low n/a $340,000
13 435  Low n/a $1,000,000
14 238  Low n/a $600,000
15 30  Low n/a $80,000
16 130  High n/a $100,000
17 152  Medium n/a $120,000
18 696  Low n/a $1,600,000
19 548  Low n/a $1,200,000
20 87  Medium n/a $ 380,0001
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Introduction and Summary 
 
The Mayor and Council created the Developer’s Taskforce to examine housing issues in the City of 
Scottsbluff.  The Taskforce met on five consecutive Wednesday evenings to deliberate and submitted a 
draft version of their report to the Mayor and Council.  The draft submittal was intended to assure that the 
final version of the report answered the questions and concerns of the Council.  The Taskforce’s intent 
was not to modify their recommendations but to make sure all topics of concern were covered.   
 
Attendance at all of their meetings was excellent with Bill Trumbull serving as the Chairperson, and Kathy 
Birch serving as the Co-Chairperson.  The group was represented by business interests, real estate, 
suppliers, land owners, developers, and housing providers.  Rick Kuckkahn served as secretary and 
information source.  The following report represents many hours of volunteer effort and involved open, 
honest sharing of ideas, debate, and resolution of issues.  The Taskforce is very pleased to offer the 
points of view and recommendations that follow.  The Taskforce suggests it remain in place to serve as a 
sounding board and to review progress in these various areas of concern, meeting periodically, as 
needed to clarify or offer relevant comment.  
 
The Taskforce offers the following observations and recommendations. 
 
1. A commitment to implement the Comprehensive Plan is critical to the community’s future.  It must be 

continuously referenced in all that we do. 
2. Stormwater management is a growing regulatory concern and will cost money to meet mandated 

requirements.  Serious thought must be given to creating community-wide and developer related 
funding sources.   While developers must be part of the solution and pay a fair share, on-site systems 
and private maintenance is not recommended: regionally based, publicly maintained system appear 
more desirable. 

3. The City should continue to annex according to Comprehensive Plan recommendations, and develop 
strategies to access those areas with infrastructure.  This will open new avenues of competition and 
development options in keeping with a logical extension of the City.  Funding is the key and 
connection fees appear to be a preferred method of funding of-site infrastructure. 

4. To prioritize those areas to be served with new off-site infrastructure, land owners ready to develop 
must be identified.  Financial mechanisms are the best means to determine who is serious about 
taking steps toward development.   

5. The City appears to have a good mix of housing opportunities.  The private market continues to 
produce and make available housing that permits families to move through market options, up and 
down the scale. 

6. Lower income households will continue to need assistance to enter the market.  The various forms of 
assistance seem adequate at this time. 

7. In-fill must go hand in hand with “green field” development.  Concentrating effort in certain locations 
will further promote this important process.  The City should take whatever steps are necessary to 
move it along 

8. The City has embarked on an ambitious program of community building.  These quality of life 
amenities must remain a priority if families, their homes and the business’ they support are to flourish.  
Much remains to be done.  

 
Planning 
 
The Developer’s Taskforce considers planning the key to assure Scottsbluff is balanced, well organized, 
financially sound, and competitive.  The philosophy should be to plan ahead, and build using that 
forethought.  Properly reserved and sized road networks, infrastructure, access to amenities, 
neighborhood safety, and stable real estate values are all dependent upon high quality planning.  The 
master plan update is critically important and the Taskforce strongly supports the Council’s commitment 
to it.  This is the sort of leadership necessary to properly position the community and make logical, 
progressive decisions.   



 
To be successful however the master plan must be continuously used to support future decisions from 
rezoning requests to recommendations in aesthetics.  Only the community through the Mayor and Council 
can make this happen.  At the same time the master plan must be fluid enough to respond to change 
while preserving it’s foundation.  This is accomplished by routine review and update, and may include 
revisions that are considered in the context of the entire plan.   
 
There are numerous examples of good planning and plan accomplishments listed in Appendix B:  TIF 
projects, Socttsbluff Drain, 27th Street, Westmoor Pool, Housing Rehabilitation, Well Field, and Sewer 
Treatment Plant.  There are also bad examples of planning:  Avenue I and 5th Street “Arterials”, and the 
occasional awkward mixes of industry and residential/commercial uses.  The Taskforce is simply saying 
that we should learn from our mistakes, and continue building on our success’.  If it is planned as an 
arterial; frontage roads, limited parking and adequate widths are important to maintain it as an arterial 
much like Highway 26 is limited by the State.  If we zone for industrial uses or heavy commercial uses we 
don’t allow encourage them near residential areas.  These are the obvious examples, others are less 
obvious but no less important. 
 
Having a plan that accurately reflects specific directions for the community certainly has value, but giving 
it the “teeth” can only be accomplished through the Mayor and Council and use of the plan, basing all 
decisions upon it. 
 
Sewer and Water 
 
New home construction is a function of numerous market factors: Price of materials, labor, interest rates, 
national economic conditions, job availability, marketing of new homes, and others.  At times conditions 
may be right for production of housing; at other times wrong.  For this reason there must be an ongoing 
program to prepare offsite infrastructure in an effort to maintain adequate services to variety of properties 
in master planned expansion areas.  Attempting to react to market factors, most out of the City’s control, 
will likely result in a disorderly or poorly coordinated connection between available utilities and land 
seeking to develop.   
 
The Taskforce views sewer and water as one of the City’s primary responsibilities to encourage 
development.  The City has done an excellent job in maintaining a state of the art treatment plant.  The 
absence of State orders to upgrade and a flawless record of maintenance are further evidence.  However, 
the City must consider the size and extent of the system feeding the plant.   
 
Most infrastructure projects take too long to implement, for them to follow or respond to economic 
conditions.  The Taskforce recognizes that given available finances and the cost of infrastructure the 
process of installation will be slow but it needs to be planned and staged sooner than later.  The 
Taskforce also recognizes City will need time to get financing in place and decide priority projects, but the 
process needs to begin.  In the absence of a policy discussion leading to funding and implementation we 
will remain in a tentative posture with all the uncertainty that brings to the development community. 
 
 
It appears that historically the City has not adequately considered extending offsite infrastructure.  This 
administration and the community now recognizes we have a need to change our approach.  This past 
practice may have been due to the cost of improvements or policy requiring developers to pay for 
connections to existing facilities with the City participating in oversizing.  For example the developer will 
pay for installing a pipe that will carry anticipated development and the City will pay for a larger pipe that 
will carry additional development in the same area.  Whatever the reasons this approach needs some 
change.  
 
Setting history aside, the Taskforce recommends a more proactive policy. The master plan identifies land 
that is ripe for annexation, and goes on to suggest priorities for annexation.  The plan also identifies land 
that is a logical extension of the City’s growth pattern.  Plans to extend sewer and water to these areas 



should be developed soon, and implemented over time.  Funds will be needed to accomplish this task 
and the Taskforce recommends updating connection charges to begin building the sewer and water 
utility’s ability to pay for these improvements.  In the process of extending utilities it is important to service 
multiple properties or have the potential to serve multiple property.  Lines should run along public right of 
way as much as practically possible.  The Taskforce does not consider service to individual properties 
desirable or advantageous. 
 
The Taskforce considers a time-line to be important but that will be the Council’s responsibility 
considering budget constraints and other priorities.    
 
The Taskforce has developed a map of available land, delineation of existing utilities, and rough estimate 
of cost shown in Appendix A.  This information is a necessary first step in developing a strategy to begin 
the process of assigning priorities to specific projects. 
 
The City may stimulate commitments to develop by allowing landowners to pay for utility connections prior 
to raising connection fees.  For example using current connection charges a landowner may pay for 
connections now to avoid the added expense of connections after fees are elevated.  This adds paper 
value to the land, and indicates relative levels of interest to develop sooner than later.  A landowner 
paying for connections now, carries that cost until the land actually develops.  It serves as an incentive to 
take action. 
 
Fees for hook-ups to sewer and water are one means to pay for needed offsite improvements.  Modest 
increases from the current $200 fee to something higher will not negatively impact development and in 
the long will run open doors to develop by producing more available acreage: supply and demand.  The 
Taskforce is not suggesting utility rate increases (paid by all utility customers) to pay for offsite projects.  
This is a developer need, and should be paid by developer related activity.  The City must continue to 
avoid subsidizing private development. 
 
The Taskforce is not prepared to recommend specific priority projects for sewer and water.  Private 
market forces must be relied on for the inputs needed to make those decisions.  As stated above 
connection fees appear to be the best way to “test the water” as it relates to those who ready to take 
action.  Those ready to act should be those served first. 
 
Stormwater Management 
 
Stormwater management must focus on "regional" facilities rather than requiring containment on a site by 
site basis. The Taskforce discussed giving developers the option to build on site facilities but recognize 
that mixing on site projects with a regional facility will introduce problems with the engineering and design 
of the regional facility.  For example if a significant number of developers choose to construct their own on 
site stormwater facility the requirements of a regional facility serving the same area will change. Problems 
may also arise with on site system maintenance.  Homeowner associations or other common ground 
approaches will be required to pay for long term maintenance expenses. 
 
It is important to understand that normally payments toward a regional facility will be less expensive than 
private, on site project costs.  The Taskforce does not view this as a serious problem but one that needs 
some consideration as the City moves to a regional approach. 
 
While the City has several "regional" facilities in place there is not a long-term plan to accomplish it in the 
entire City. A plan to address the variety of engineering and design issues will be required to accomplish 
this task.  Developers need to be relieved of the risks with long term management of site by site 
programs.  Assigning responsibility to future owners of the property creates liabilities.  Future owners are 
hesitant to enter into these commitments, particularly homeowners.  Payment to a central Stormwater 
Management Fund is the best alternative for funding.  The payments should be made at the time of 
development and be based on the amount of impermeable surface created.  This approach will assure 
stable, long term maintenance as well as standardized, quality initial construction.   



 
The Taskforce recommends the City undertake the necessary work to accomplish a regionally based plan 
and create a utility to fund it.  Developers should be required to make payments to the utility based on the 
impact the development will have on stormwater discharges.  The Taskforce further recommends that the 
water control facilities detain, not retain water.  Thus these normally dry control structures may be used 
for multiple purposes like parks and recreation related sites. 
 
Special Assessment Districts 
  
Special Assessment Districts (SA's) are an important tool to fund infrastructure. SA’s arrange funding that 
is affordable to the developer by spreading costs over time.  This mechanism provides a form of 
guarantee the needed infrastructure will be in place as development occurs.  The City must be prepared 
to continue this service, and make it available to those interested in land development. SA's are a critical 
way to fund the up-front costs and spread those costs over a reasonable period of time at reasonable 
rates of interest.  
 
Platting Process 
 
The City's current platting process allows as few as one lot to be final platted.  This practice should 
continue. The minimum number of allowable lots helps control carrying cost, and tax impacts. Forcing 
large areas of final plats would elevate risk, and serve to discourage development.  Preliminary platting 
provides a vehicle to assure that an overall plan for development is known, and may be used to assure 
final plats conform to larger scale road networks, lot size, and layout. 
 
 
Housing Issues 
Supply and Demand   
 
 
The Taskforce looked at available housing units, and the numbers of new units entering the market.  This 
constitutes the supply of housing in the community.  The Taskforce also looked at demand or the ability of 
the community to purchase that supply.  The demand for units is in large part a function of purchasing 
power and this purchasing power is largely a function of the quality of jobs in the area expressed as 
family income. 
 
Ideally the community needs to produce, or have available, housing in all price ranges.  This balanced 
supply will serve those wishing to comfortably “move up” in the market.  The important market 
characteristic is to have available homes in every category to allow the full range of family incomes to 
move through the market.   
 
The market also needs incomes that will support a healthy demand for the home being vacated.  If the 
supply of housing or demand for housing gets out of balance problems arise.  If the imbalance continues 
for an extended period the area economy may be impacted.  The Taskforce noted that at times the 
market has had an unhealthy number of homes on the market; at one point nearly 800 units.  Fortunately 
that saturation did not persist, the market adjusted, and we returned to historically normal levels of sales 
and purchase.  It is this balance that is important, not only provide the opportunity to “move up” but have 
adequate demand in place to absorb what comes on the market as a result of the “move up.”   
 
Homes in all categories are desirable if that is what the market demands, however, to overproduce (new 
or used) in any category will result in an unhealthy market.  Government must avoid intervening in private 
markets that have proven to work over time.  Rent control and large tracts of subsidized housing have 
proven what overreaction in other communities can create.  Risks are high if government programs or 
policies shift the natural balance. 



 
Existing Units (Supply) 
 
Considering activity in the existing housing market is critical to any prediction or assertion that certain 
priced housing is in need of additional new units.  Looking at 2004 Current Listings, 2003 sales, Units 
Sold in Price Ranges, Total Units, and Population, suggests where the market currently stands. 
 
The following table shows real estate information describing 2003 listings and sales in Scottsbluff/Gering.  
The upper portion lists units sold in various price categories.  Other information is described for 
comparison purposes.  The lower portion of the table compares sales as a percent to allow comparison of 
the two communities. Note that when accounting for the total 2003 units in each jurisdiction the 
Scottsbluff variance ranges from 0% to 7% in any given price category.  The largest variance is in the 
$50-$100 thousand category where Scottsbluff is 7% lower than Gering for homes sold.  On the other 
hand Scottsbluff sold 5% more units in the $0-$50 thousand category.  Scottsbluff also sells a higher 
percentage of high-end homes but the actual numbers are very small. 
 
While variations are present in 2003 they do not appear significant.  Further over a longer period of time 
we expect the average counts to accumulate to even lower variances.  The Taskforce does not consider 
this volume of unit turnover, nor the variance between Scottsbluff and Gering, to represent a problem.  
Government-based incentives are not advised.  Tracking these statistics should continue providing a 
longer range over-time accounting.  Future government action may be based on undesirable trends not a 
short-term anomaly.  
 

    Total Units Sold In Price 
Range 

    

  2004  2003  2003 2003 2003 2003 2003 2003 2003   
Community  Current 

Listings 
Total 
Sales 

$0-50 
K 

$50-100 
K 

$100-
150 K 

$150-
200 K 

$200-
250 K 

$250-
300 K 

$300-
1M  

Total 
Units In 

City 

Population 
In City 

             
             

Scottsbluff  132 231 41 106 43 21 11 3 6 6088 14732 
             

Gering  75 134 17 71 28 14 3 1 0 3173 7751 
 
Scottsbluff   18% 46% 19% 9% 5% 1% 3%   

          
Gering   13% 53% 21% 10% 2% 1% 0%   

          
Scottsbluff 

Variance 
  +5% -7% -2% -1% +3% 0 +3%  

 
 
New Housing (Supply) 
 
Building permit activity over time is a good indicator of the markets ability to absorb units. New home 
construction county-wide as well as within Scotts Bluff, and Gering is one of several indicators of demand. 
The City’s Development Services Department has tracked this information for 1998 through 2003. Scotts 
Bluff had 19 single-family homes built in 1998, 16 (1999), 22 (2000), 14(2001), 10(2002), 20(2003). 
Gering 24(1998), 32(1999), 33(2000), 32(2001), 38(2003), 44(2003).  County permits: NA(1998), 
91(1999), 70(2000), 126(2001), 99(2002).  State-wide: NA(1998), 8,696(1999), 9,105(2000), 8,191(2001), 
9,340(2002).  
 



Based on this building permit activity is the opinion of the Taskforce that the opportunity to market large 
subdivisions is limited even if one assumes all new homes were built on one location. Thus only a limited 
number of subdivisions may be supported (profitable) given these levels of new home permits.  The 
private market has managed to reasonably balance available lots with sales.  While new home lots 
remain on the market, widespread “fire sales” are not common.  There is not an overabundance of new 
home lots, possibly occasional shortages may surface.   
 
For these reasons the Taskforce recommends the City work to systematically open new land for further 
development supported by off-site sewer and water availability.  While the City may have a diverse 
healthy market in various categories of housing we need to continue to “open the doors” for new 
development in order to maintain a competitive posture.  This healthy competition will involve not only 
other communities but also promote competition among Scottsbluff land owners.   
 
As stated above most infrastructure projects take too long to implement, for them to follow the most 
advantageous economic conditions.  In fact many communities fall behind the demand for new 
infrastructure because funds are not readily available to bond until after income resulting from 
development is collected.  The Taskforce recommends that Scottsbluff explore mechanisms to keep pace 
avoiding moratoriums or private sector delays, common in rapidly growing communities.  A continuous 
program of infrastructure improvements should be in place.  
 
New home construction is primarily a function of demand.  Most homes built in the valley are custom built 
to a purchaser’s specification.  Speculative construction is not a common practice.  The question is how 
new home values fit into the blend of housing options.  Will new home construction continue the pattern of 
balanced, move-up opportunity?  
 
While the sample is relatively small evidence suggests a good mix of housing exists. In Scottsbluff for 
2003,  20 new homes were built.  3 ($0-$50,000), 5 ($50-$100,000), 8 ($100-$150,000), 3 ($150-
$200,000), 1 ($200-above).  A majority in the middle value categories.  Again these suggest a balance in 
values entering the market.  These patterns are described in County data for median income and units 
available by price category explained in the next section, “Median Income Relationship To Housing,”  
below. 
 
For the same year Gering’s new home construction includes the following numbers of units for the listed 
value.  22 ($50-$100,000), 11($100-$150,000), 3 ($150-$200,000), 2($200,000 and above).  A majority in 
the entry level category.  These numbers suggest that a balance is being maintained.  Like Scottsbluff 
this balance is similar to the patterns described in County data for median income and units available by 
price category explained in the next section, “Median Income Relationship To Housing,” below.   
 
Both cities appear to exhibit balance in new home construction.  This should be expected since market 
demand is largely based on income.  Unless median incomes change these patterns will very likely 
continue.  As median incomes rises or falls, based on the above information, the housing mix will very 
likely adjust to levels consistent with other Nebraska counties exhibiting similar median incomes.  
 
The only exceptions to these patterns is in the lower end, first time buyer level which has special needs 
and accommodations, recognized by government and the constituent’s government represents. Low 
Moderate Income (LMI) requires homes under 80% of median income to qualify for support.  Currently 
these homes must be less than $88,0000.  New housing for this market segment only makes economic 
sense in certain situations.  Institutions like the Housing Authority and Panhandle Community Services 
historically have produced housing in this price range.  They are able to provide the needed funding 
support and mortgage assistance to make it work.  In addition to these funding constraints, 
neighborhoods adjoining new entry level housing have historically questioned it’s construction.  Further, 
private developers have not stepped forward to produce for this market segment because it is not 
profitable using conventional development practices, and financing.  Even with these constraints in 
supplying new housing for this segment Scottsbluff has adequate existing housing to match what would 
normally be expected. 
 



 
 
Median Income Relationship To Housing (Demand) 
 
 
In an effort to look a potential demand for various categories of homes, it is assumed median family 
income is a primary controlling factor.  Other economic factors will also impact demand but for purposes 
of home purchase these other factors will have similar effects among all income levels qualifying to buy a 
home.   
 
Comparing Scottsbluff and Gering based on income does not shed any light on relative housing demand 
since families may readily locate in either jurisdiction.  The assumption is that the income is portable and 
may be easily moved from city to city.   
 
However, it is important to look at these price categories relative to incomes in other jurisdictions in an 
effort to determine if the balance of housing in the valley compares favorably to other areas in the State.  
The question is whether our housing mix, the blend of price categories, compares equally with other cities 
in the state, and how that blend of price categories compares to income.  If it is assumed that the State 
housing markets function well, and valley has comparable units in each price category, then our local 
market should function as well as the State’s. 
 
To answer this question we used housing units in selected price categories, and family income data 
available by county.  The following charts represent a sample of counties in Nebraska.  These counties 
were selected based on total single family units present in the listed county.  Small unit counts (small 
counties) were not included in this tabulation because it was assumed that comparisons with small 
counties would not be significant enough to influence conclusions. 
 

   percent  percent percent percent percent percent  percent percent 
  Median 

Family 
Less than 

$50,000 $100,000 $150,000 $200,000 
 

$300,000 $500,000 $1,000,000 
 Area   Income          $50,000  To $99,000 to $149,999 to $199,999 to $299,999 to $499,999  to $999,999  or more 

 ($1000)   
    

Boone 42.6 49.41 37.00 9.35 2.59 0.94 0.55 0.00 0.16
Scotts Bluff 44.9 25.50 51.84 15.12 4.74 2.43 0.27 0.10 0.00
Dawson 48.5 30.16 54.75 9.71 3.44 1.46 0.30 0.14 0.04
Madison 50.6 18.64 52.73 18.28 6.29 3.60 0.46 0.00 0.00
Dodge 51.4 15.59 51.18 22.37 6.66 3.30 0.83 0.02 0.06
York 51.4 25.35 45.19 19.40 7.09 2.53 0.37 0.06 0.00
Otoe 52 23.80 46.36 16.96 6.81 4.68 1.39 0.00 0.00
Dakota 52.3 14.35 54.08 22.06 6.22 3.12 0.17 0.00 0.00
Adams 52.8 17.46 55.19 16.73 6.32 3.44 0.71 0.10 0.06
Lincoln 52.8 21.81 49.73 19.89 5.70 2.19 0.49 0.19 0.00
Buffalo 53.4 12.86 46.45 24.98 9.17 5.29 1.18 0.07 0.00
Platte 55 11.75 60.01 17.80 5.83 3.77 0.73 0.11 0.00
Lancaster 62.4 2.93 42.50 32.24 12.19 7.52 2.17 0.39 0.07
Douglas 63.3 10.97 38.44 28.69 10.67 7.23 2.98 0.86 0.16
Sarpy 63.3 1.55 35.81 40.80 13.30 6.99 1.31 0.23 0.01
Washington 63.3 4.86 36.21 30.34 14.83 11.04 2.40 0.10 0.21

    
Mean 53.75 17.94 47.34 21.54 7.61 4.35 1.02 0.15 0.05
Median 52.55 16.53 48.09 19.65 6.49 3.52 0.72 0.10 0.00



Std Dev 6.16573
191 

11.45 7.35 8.03 3.37 2.59 0.81 0.21 0.07

Scb dev -8.85 7.56 4.50 -6.42 -2.88 -1.92 -0.75 -0.05 -0.05
Scb SD -

1.43535
27 

0.66 0.61 -0.80 -0.85 -0.74 -0.92 -0.23 -0.71

 
Median income for each county is plotted as a dashed line near the top of the graph.  Each price category 
is plotted with a different color.  The counties are ordered by income with the lower family income 
counties left, the higher right.  Several obvious patterns emerge.  1.)  For homes in the $150 thousand 
and above categories the number of homes in the category rise as the median family incomes rise.  2.)  
Homes in the under $50 thousand category decline in a regular pattern as median family income rises, an 
inverse relationship.  3.)  Homes in the $50-$99 thousand category represent the majority of homes in 
almost every county and generally mirror income levels, but fall off abruptly in counties having median 
family incomes over $55,000 (Lancaster, Douglas, Sarpy, Washington).  4.)  The $100-$150 thousand 
category follows incomes through all family income ranges in all counties.  This category does not have 
the greatest total number of homes in every county but again does most closely follow median income.   
 

 
 
 
 
 
 
Scottsbluff County does not appear to be very far off what would be expected in any other county in the 
state, when comparing the number of units available in a given price category to median family income.  
The Scottsbluff County housing mix appears to be reasonably consistent with other counties in the state.  
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When looking at the sales price for homes in Scotts Bluff and Gering, and when looking at the counties 
relationship to others in Nebraska, there do not appear to be any critical imbalances.  The market in 
western Nebraska appears to be relatively healthy, and reflects what is present in other Nebraska 
housing markets.  Government intervention to stimulate certain price categories does not appear to be 
required beyond what is currently available in the lower end entry level market. 
 
Available Land 
 
Scottsbluff appears to have three primary sources of land available for development: 1.) vacant land in 
large tracts,  2.)  scattered lots (of various sizes) in or surrounded by existing neighborhoods and 3.)  infill, 
and redevelopment or rehabilitation sites.   
 
Vacant Land in Large Tracts 
 
There appears to be more than adequate supplies of vacant land with sewer and water immediately 
available or provided at relatively low cost.  This land is located in areas recommended in the Master Plan 
for housing development, and annexation priorities.  Even if population growth assumptions are projected 
at significantly higher numbers than suggested in the Master Plan; the supply of vacant land, readily 
available, will satisfy demand.  However, historically much of the “available” land has not developed.  
There are many reasons: landowner’s lack of interest to develop or sell for development, unacceptable 
pricing, and complex (multiple person/family) ownership.  One possible way to address these problems is 
to open additional areas to development thus increasing options (supply) and possibly reducing the 
(demand) price for individual parcels.  Raw land cost has a significant impact on lot pricing and the ability 
to market the product. 
 
 
The Taskforce encourages the City to position itself to service land that logically extends current borders.   
The Taskforce views the areas described on the map in appendix A as having the attributes necessary for 
construction of homes in a variety of forms and densities.  These attributes will allow private developers to 
produce housing that meets the demands of the consumer and minimize the risks associated with land 
having questionable geology, topography, and water conditions.  There are opportunities and limitations 
associated with these areas depending upon location.  For example land to the north and northeast are 
not in floodplain, has larger massing, and is well suited to drain to existing infrastructure.  Land on the 
southwestern border does not have these attributes with floodplain concerns, high water table elevations, 
and topography elevating the risks these represent.  
 
 
While land in the southwest regions of the City have more limitations for development the Taskforce is not 
recommending that development opportunities be avoided.  Units may be constructed without basements, 
or elevated above the floodplain.  These areas simply are not as ideally suited as land to the north.  
Additional engineering, administrative processing, and likely more expenses will be associated opening 
tracts of land in the southwest.  However, opportunities to extend existing neighborhoods exist in this 
area, and if care is taken in the development process, represent further quality housing opportunities.  
The development process in these more environmentally challenging areas will likely involve inputs 
outside of the City: public funds, public programs and added expertise. 
 
The Taskforce recommends the City gets the best result from the money spent on expensive 
infrastructure.  For this reason planning for new sewer and water should be based on the potential for 
development.  This potential will depend upon factors including the property owners interest in developing 
or selling, proximity of existing infrastructure, roads, topography, soils, water table and floodplains, among 
others.  The master plan recommendations for annexation and logical extension of development will 
serve as a guide.  Those taking advantage of incentives will serve to add clarity to whom among these 
are most likely to take action. 
 



Scattered Lots 
 
These lots vary in size from individual lots in emerging subdivisions to vacant tracts surrounded by 
existing development.  They have sewer and water redily available and are ready for conventional 
development or sale.  Fees for sewer and water hook-ups will apply to these areas.  These areas will also 
need typical developer financed improvements: sewer, water, road improvements, and stormwater 
management provision.  Major offsite investments for utilities will not be required. 
 
The distinction between scattered lots and infill is that scattered lots are in newer subdivisions or adjoin 
new development where appraisals of comparable units will not inhibit development.  This problem is 
described below.  
 
Infill, Rehabilitation, Redevelopment  
 
Infill is a potentially important contributor to housing starts.  Often infill is concentrated in older areas of 
the community and incentives need to be introduced to encourage that process.  Sewer and water are 
typically available as are other forms of important infrastructure such as roads, sidewalks, schools, refuse, 
and parks.  It is a relatively efficient way for the City to benefit from the advantage of the housing at a low 
cost to the City.  
 
Existing infrastructure can be a definite advantage for investment in in-fill areas.  The drawback is low 
appraisals for new units because of its proximity to lower priced units.  For example a new unit costing 
$60,000 to construct, located among lower priced $40,000 units, will often not appraise at a value 
reflecting the $60,000 cost of construction.   
 
It is important to tap public programs and financing to their fullest extent in an effort to promote this form 
of development.  The Taskforce is recommending the City target certain areas to build “blocks” of infill 
areas that will “seed” further improvement.  It is the Taskforce’s opinion that a scattered, haphazard 
program will not be as efficient as the targeted approach.  The Taskforce has not examined this process 
in terms of what areas should be the “target”.  Additional study will be required to identify opportunities 
that will have the most positive impact. Simply identifying land that appears to be available with 
ownership, zoning, and related information will have value.  The pattern of available vacant lots and units 
in need of rehabilitation or demolition will yield patterns to target areas ripe for infill efforts.   
 
Public education is important to those who may not be aware of available programs.  The socioeconomic 
condition of families in a position to take advantage of such programs, and their complexity often blocks 
access.  Help in the application process, much like the yearly income tax assistance, is one possible 
model to assist in this process.   
 
Bringing the cost of infill down is another means to stimulate development in these areas.  Fee 
reductions, permit processing fees, City land purchase and resale, rehab programs and ties to 
organizations “geared” to service this form will maximize the potential for action.  The use of TIF financing 
and Enterprise Zones also needs to be explored to determine possible uses of these incentives.  TIF has 
been used for such projects in the past, and must continue.  
 
Strict code enforcement is also a key element in assuring all areas of the community appear acceptable 
to make a significant investment.  Clean, well kept neighborhoods will invite new investment.  A unit in 
need of rehabilitation must meet standards of maintenance: painting, broken windows, yard maintenance, 
and yard debris.  Knowing the parcels that are available and investigating their position in the 
neighborhood will open the possibility of the right people, or organization, being in a position to take 
advantage of the opportunity. 
 
The City is applying for an Affordable Housing Program funded through DED.  This program does not 
presently provide for new, in-fill housing construction.  The City is currently in the process of submitting a 
Housing Rehabilitation grant for owner occupied units.  If awarded the City may assist homeowners who 



have moved a house on to an empty lot, leaving it in need of electrical upgrade, plumbing, general interior 
and exterior rehabilitation, providing the homeowners qualify under the income guidelines. 
 
Organizations that would have the capability of building in-fill housing for low to moderate income 
residents would include the Scotts Bluff County Housing Authority, Panhandle Community Services 
(PCS) and Habitat for Humanity.  The most current activity in these areas includes the following: 
 
• The Scotts Bluff County Housing Authority, under the newly organized non-profit Western Nebraska 

Housing Opportunities, is working with the property owner to develop housing along Ave. G, south of 
West Overland. 

• Proposals on developing the vacated Park and Rec land along West Overland are due February 23, 
2004.  PCS is the only organization I am aware of who is submitting a proposal. 

• Habitat for Humanity has submitted a permit for another house in Southeast Scottsbluff.  They have 
completed 2 houses, one in Gering and one in Scottsbluff. 

 
Similar efforts must continue.  The 2003 Comprehensive Plan states as a Housing Goal/Strategy:  
"Promote new housing construction that results in the "in-filling" of existing lots and adaptive reuse of 
vacant commercial structures/space to take advantage of existing public infrastructure.  Adaptive reuse of 
commercial structures should only occur where suitable housing/commercial neighborhoods can be 
created.  Housing should not impede future commercial redevelopment or redevelopment." 
 
 
Quality of Life Impacts 
 
The Taskforce cataloged quality life elements they consider most important to impact housing 
development.  As with many quality of life issue they typically take years to complete.  Others are 
continuous programs, projects, or improvements.  The following are recommended for further attention 
and concentration of resources. 
 
Quality jobs must always be a focus for Scottsbluff and directly impact ones quality of life.  The 
community’s ability to maintain or improve rests in large part with the good jobs and the income that they 
provide.  Economic development efforts must continue working on attracting small to medium size 
companies, and growing resident enterprises.  There are numerous companies locally seeking means to 
growth.  They have a history in the community, like it here, and will likely stay. The “big fish” philosophy is 
not the direction the community needs.  It appears this is the current approach and it should continue. 
 
The Taskforce strongly supports efforts to improve rail safety.  The recommended improvements in traffic 
safety, and convenience must be pursued. The quiet zone that is anticipated as a result of these 
improvements will serve to reduce the noise and irritations associated with engine mounted horns.  The 
automated warning system in particular is viewed as a major community enhancement that will benefit 
home values, neighborhood value, and overall market stability. 
 
Additional park land north of Highway 26 will compliment existing, and future, housing opportunities in the 
north and northeast areas of the City.  These are the same areas identified by the Taskforce and master 
plan for future housing.  Specific locations of these facilities need to be decided through a master 
planning process. 
 
A centrally located community center/events center/arena possibly connected to the City Administrative 
Offices would provide the community with a central focus and satisfy a variety of economic, cultural and 
recreational needs.  The vision for this center should include consideration for maximum flexibility: Home 
Show, athletic events, domestic animal events, and special events. 
 
Bikeways need to be planned and become part of the way the City does business: a required element in 
any development proposal.  Similar to sidewalks, bikeways have proven their value and should be 
expanded to connect residential, commercial, educational, and medical facilities.  Possibly a Highway 26 



overpass similar to the river overpass would serve to connect the entire community.  With an aging 
population this issue will become more important in the decades ahead.  
 
Wherever possible promote alternate modes of transportation including mass transit.  Many communities 
build for the automobile leaving little room for alternatives.  Dsigns need to reflect future needs, and 
carefully plan for alternate means of transportation.  For example a wider sidewalk on one side of the 
residential street or striping a bike-way with restricted parking on one side.  Consideration for the future 
possibility of mass transportation needs to be considered in the way areas are planned.  The concern is if 
we had a transit system in place how will people access it. 
 
Scottsbluff Drain may have multiple uses to include parkways, and bikeways.  This corridor has obvious 
environmental functions, and as a linear system has potential to serve alternative transportation needs. 
 
Landscaping to improve aesthetics, soften seasonal changes, trap trash around commercial uses, block 
headlights, screen parking, trees to moderate parking lot temperatures, and other benefits contribute to 
the importance of landscaping requirements. 
 
Controlling light pollution, and require lighting to focus down to the intended surfaces is very important to 
minimize negative impacts.  Too often urban areas ignore this problem and the result is a starless night 
sky.  Proper accounting of this problem minimizes light spilling over into otherwise calm, quiet 
neighborhoods, much like train noise. 
 
Promote design flexibility: road width reduction, appropriate easing of sidewalk requirements, allow role 
curbs to eliminate needs to build individual aprons.  Allow reductions in setback requirements reducing 
utility lateral costs, minimizing lawn watering requirements, and reducing drive surfaces.  Allow flexibility 
in lot sizes, and lot configurations, to promote alternate ownership patterns and unit flexibility, also 
reduced land cost per unit. 
 
Scottsbluff Public Schools, and the City must work closely together assuring that quality, attractive 
education is provided in concert with high quality of life standards.  More needs to be done to determine 
why families decide to locate in one school district vs. another, why they choose one specific school over 
another.  Asking Option Students why they make a specific location decision would be a good start.  
Continuous sampling will offer solutions to an evolving imbalance among schools in the valley. 
 
Promote business opportunities that cater to youth: fun centers, miniature golf, go-carts, paint ball/lazer 
tag.  At the same time the City must support families with school age children with housing opportunities, 
services, and programs. 
 
The Public Library is a key feature in the community and must be maintained in a highly competitive 
position.  Modern media, quality space, and attractive programs all contribute significantly to a family 
picking Scottsbluff as the best choice. 
 
Zoning Issues 
 
The Taskforce views zoning as a critical tool when implementing the master plan.  A healthy mix of 
complimentary land uses will promote safety, convenience, stability and environmental health.  
Residential neighborhoods tied to neighborhood scale commercial development enhances convenience, 
and limits day to day shopping/service trips with the automobile.  Similarly having commercial 
neighborhoods blending complimentary uses such as hotel/motel, dining, and shopping.  
 
The Taskforce recommends maintaining flexibility in residential districts.  This is particularly true of tracts 
in expansion areas identified by the Taskforce in this report and described in the master plan.  A single 
tract may include Planned Unit Developments (PUD’s), multi family, and various single family densities.  
Limiting options limits what may be offered on the market.  These limitations will elevate risk to the 
developer.   Diverse housing types in our neighborhoods support balance and stability.   



 
This is not to suggest an “anything goes” approach when designing a divers neighborhood.  Infrastructure 
will be based on expected density and intensity of uses.  What is important is that the form (PUD, multi, 
singles) of density needs to remain flexible.  The market should dictate form, zoning serves to guide 
planning related decisions: road network, arterial system, predicted pipe sizes, etc. The message is that a 
developer may build units to serve market demand, will be limited by quality layout and design standards 
but is limited in terms of overall density by planned infrastructure. 
 
Zoning must address the intrusion of urbanization on agriculture.  Once prime agricultural land is 
consumed it is virtually impossible to revert it back.  Care must be taken to preserve valuable agricultural 
land and zone/tax it accordingly. 
 
Zoning provides for a predictable land use pattern and a means of planning properly to service the land 
uses proscribed.  Since the master plan lays the groundwork, and is the basis for zoning, only if the 
master plan supports a rezoning application should the rezoning take place. When the City has the new 
master plan in place, and the zoning to implement that plan; developers should be expected to locate 
their projects on properly zoned land.  There may be times when developers seeking to build a particular 
project first identify a parcel of land, then in the absence of neighboring objections, may obtain a rezoning 
from the City to fit the project.  While there may be situations when these steps result in a positive result 
for the developer, the City must base decisions on good planning principles described in the master plan, 
not make those decisions based on convenience or to expedite a development proposal. 
 
Land uses must be balanced.  It is critically important to maintain a balance in land uses.  Overemphasis 
in any sector may lead to long-term market stress.  The most striking example of this is in a community 
with single major industry supporting the local economy.  Most agree this is not the way to build the 
community.   
 
Land uses must also be properly located.  For example:  1.)   Large commercial concentrations with 
higher traffic volumes, noise, light and expansive parking should be near arterial roads and utilities 
capable of supporting these activities.  2.)  Uses complimenting travel on intra/interstate routes, 
residential neighborhoods more isolated, and industry isolated.  3.)  Scottsbluff is recognized as a 
commercial center for the region defying the City’s population, however balance has been achieved when 
accounting for the larger regional population.  The concept is to create a mix of uses that are able to 
support one another and are supported by community services, amenities, and infrastructure. 
 
Planning the arterial street system is view by the Taskforce as a key to the City’s successful, long term 
growth.  Historically the arterial street system has not been given enough attention.  There are a number 
of examples where traffic volumes exceed the streets ability to carry the load.  The arterial street system 
should be designed at the concept level and that design officially adopted and preliminarily platted.  In this 
process land owners and developers will be aware of the location for all major streets affecting their 
property.  This will allow the developer to design around that arterial system and assure that proper 
connections and properly sized streets will serve the community in the long term.  Actual construction of 
the street may be required immediately or funds set aside for later construction.  The key is to have 
adequate ROW in place to accommodate the build-out.  Access limits should also be included in the 
planning process.   
 
Do not underestimate this community’s potential.  Scottsbluff and the entire valley have a great deal to 
offer its citizens and visitors alike.  The Taskforce urges the Council to look far ahead and not assume the 
City’s growth potential is limited.  It is true that the rate of growth may not match the booming levels seen 
in nearby communities.  At the same time those same communities not long ago had rather limited rates 
of growth.  Look at them now, let’s not make the mistakes made in those places.  We need to be 
prepared.  



Appendix A 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Neighborhood Plan Template 
Each of Scottsbluff’s neighborhoods is unique, and their neighborhood plans will 

be as well.  However, everyone needs a place to begin crafting their plan.  This 
Neighborhood Plan Template is designed to provide an example from which the 
neighborhood group can begin putting their ideas on paper in a plan format.  We fully 
expect that any and all aspects will be modified by the individual neighborhoods. 
 
Introduction to the neighborhood  (1-3 pages or more if the residents wish) 
 This should be a “this is what we are all about” sort of narrative.  It should be a 
summary of the neighborhood’s strengths, weaknesses, opportunities, and threats. 
 
Community vision (No more than a page) 
 While the introduction focuses on what the neighborhood is, this should be a 
description of what the neighborhood wants to be. 
 
Infrastructure 

• Description of the neighborhood’s infrastructure to include: utilities, roads, 
sidewalks and paths, and buildings. 

• Summary list of Goals for Infrastructure. 
• Each Goal should be followed by Action item(s) to achieve this Goal. 

 
Public Safety 

• Description of the neighborhood’s public safety concerns including both police 
and fire issues. 

• Summary list of Goals 
• Each Goal should be followed by Action item(s) to achieve this Goal. 

 
Transportation 

• Description of the neighborhood’s transportation system, including roads, paths, 
transit, and parking.  This will overlap with the Infrastructure section. 

• Summary list of Goals 
• Each Goal should be followed by Action item(s) to achieve this Goal. 

 
Land Use 

• Description of the neighborhood’s land use to include residential and commercial 
uses and the mix of both 

• Summary list of Goals 
• Each Goal should be followed by Action item(s) to achieve this Goal. 

 
Housing 

• Description of the neighborhood’s housing 
• Summary list of Goals 
• Each Goal should be followed by Action item(s) to achieve this Goal. 

 



Environmental Concerns 
• Description of the environment of the neighborhood and issues or concerns that 

the neighborhood has. 
• Summary list of Goals 
• Each Goal should be followed by Action item(s) to achieve this Goal. 

 
Recreation 

• Description of the neighborhood’s recreation facilities 
• Summary list of Goals 
• Each Goal should be followed by Action item(s) to achieve this Goal. 

 
Implementation Plan 
 This area would include a summary of the action items with items prioritized in 
groups as the neighborhood sees fit.  Because ranking each project may be difficult and 
could hinder the implementation, the neighborhood should consider grouping action 
items as first tier, second tier, and third tier priorities.  For each action, a list of 
responsible parties and cost estimates should be included if possible. 
 



The Planning Process 
 
No two planning processes are exactly alike.  It is with this recognition that the following 
process is described.  Each neighborhood that moves through the basic elements of the 
planning process will do so in its own unique way.  In order to give guidance and keep 
the planning effort on track, we have developed the following overview. 
 
Phase I, Self-Evaluation 
 
The first step in the process will be to do a full self-evaluation of the neighborhood.  The 
self-evaluation will assist the neighborhood in framing the issues that they wish to 
address. 
 
In the initial meeting, the Citizen Planning Team will discuss the neighborhood profile 
provided by the City in the Neighborhood Toolkit.  The Team will have their own “data” 
to add to this profile, as they ARE the neighborhood.  Any additional data gathering and 
investigation can be assigned to Team members as they see fit. 
 
In addition, the Citizen Planning Team and other neighborhood members will brainstorm 
about the neighborhood’s strengths, concerns and issues that should be addressed in the 
planning process.  Initially, this should be a purely brainstorming activity.  The 
Chairperson and the Recorder will work together to facilitate this process. 
 
This phase will identify specific issues in the community that can be addressed in this 
plan or future plans.  If major new topic areas arise, other than those already built into the 
planning process, then they can be added as topics to address (see Goal Setting).  It will 
also feed into the next phase, Visioning and Goal Setting. 
 
Phase II, Visioning and Goal Setting 
 
In this phase, the Citizen Planning Team with their neighbors will define what it is that 
they want their neighborhood to be.  Building on that overall “vision” the Citizen 
Planning Team will establish the goals that the neighborhood needs to set for itself to 
make the vision a reality.  First, the team will formulate a very brief statement that tells 
what the community wants to be, called the Vision Statement.  Then, the Citizen 
Planning team can begin to set goals in each of the topic areas: 

• Infrastructure 
• Public Safety 
• Transportation 
• Land Use 
• Recreation 
• Housing 
• Environmental Concerns 
• Other areas as identified in the Self-Evaluation Phase 

 



These specific goals will be a basis for the Action Plan in Phase III.  It should be noted 
that within the goal setting process there will be specific actions that will come up.  These 
should be recorded and listed for use in the action plan phase, but not dwelled on when 
creating goals. 
 
Phase III, Developing an Action Plan 
 
Once the Citizen Planning Team has a set of preliminary goals, they can move on to 
creating an action plan to enable the community to meet these goals.  During the process, 
the goals will most likely be altered.  This is a natural part of the planning process, and 
should be encouraged as more thought is given to each of the topic areas. 
 
Now the team will go back to each of the topics and begin to fill in the actions that they 
believe will achieve the goal.  This is where it will be useful to have an “expert” at the 
meeting.  These experts will be City staff (Neighborhood Liaisons) from a variety of City 
Departments and/or local professionals that may want to volunteer their time.  The 
planning staff will work with the Chairpersons to bring in these experts at the Phase III 
meetings so that the neighborhood can have the best information possible. 
 
Once actions are identified, the team should identify the “who” and “how” of each action 
proposed.  Again, this should be done with the assistance of City staff.  In addition, the 
committee should prioritize the actions, recognizing the limited resources of the City and 
other parties that might be identified for funding projects. 
 
Phase IV, Adoption 
 
Once the neighborhood has completed the Plan, the Citizen Planning Team will work 
with the City’s planning staff to submit the plan to the Planning Commission.  The 
Planning Commission will consider the plan, and if necessary, work with the 
neighborhood to amend the plan.  The initial presentation and public hearing will be at a 
regular meeting of the Commission.  The Commission will either accept the plan as it is, 
or schedule a work session with the planning staff and the Citizen Planning Team.  It is 
the Planning Commission’s role to ensure that the Neighborhood Plans fit within the 
context of the City’s Comprehensive Plan.  If the Plan recommends changes that require 
City Council approval, such as changes in zoning, the Planning Commission will forward 
the Plan to the City Council for formal adoption. 
 
Phase V, Implementation 
 
Implementation of the prioritized projects is crucial to the success of the planning 
process.  This is the goal toward which the neighborhood has worked throughout, and 
what they expect at the end of such an effort.  However, each project will have its own set 
of implementation issues. 
 
Capital Projects  Some of the identified projects will be infrastructure that the 
neighborhood needs.  The City will be able to fund some of these projects through a 



Neighborhood Fund.  However, some projects may be too costly for this fund.  These 
projects would have to be funded through other sources such as the City’s Capital 
Improvements Plan or grant funds. 
 
Regulatory Projects  Some of the recommended actions will be regulatory in nature, such 
as amending the zoning or other codes for the neighborhood.  The Citizen Planning Team 
will continue to work with the City staff to carry out these projects. 
 
 
Neighborhood-driven Projects  Other action items may include such neighborhood 
driven projects as identifying a GreenScape Project or organizing an annual community 
social event.  These are projects that the neighborhood itself must implement, and thus 
are only limited by the resources and energy of the neighborhood. 


