
 

 

PLANNING COMMISSION REPORT 
OCTOBER 13, 2026 AGENDA 

 

Agenda Item: Subject: Submitted By: 

Agenda Items 6A & 7A 

Application for Conditional Use Permit 
renewal submitted by Ready Mixed 
Concrete, applicant, and Lyman-Richey 
Corporation, owner, to operate a 
concrete construction batch plant on 
property generally located at 13605 
Fairview Road  

Kathleen Gottsch 
City Administrator 

 
Synopsis 
  
Ready Mixed Concrete, applicant, and Lyman-Richey Corporation, owner, have filed an application to renew 
their conditional use permit to operate a concrete construction batch plant on property zoned AR Agriculture 
Residential and legally described as Tax Lot F2, Section 13, Township 13 North, Range 11 East of the 6th 
P.M., Sarpy County Nebraska, consisting of approximately 8.11 acres, and generally located at 13605 
Fairview Road. 
 
The initial Conditional Use Permit was issued October 5, 2021. 
 
The application was forwarded to the Planning Review Team, which is comprised of Bill Seidler, Jr. (city 
attorney), Jeff Ray (city planner), Jeff Thompson (engineer for Sarpy County & Cities Wastewater Agency 
(SCCWWA)), Brian Schuele (city engineer with Olsson), MUD, NDOT, OPPD Land Management, Papio 
Missouri River Natural Resources District, Sarpy County (Admin/Engineering/Public Works), Sarpy County 
Emergency Management Agency, Sarpy County GIS, Sarpy County Planning, Sarpy County Sheriff, Chad 
Zimmerman (Springfield Fire Chief), and Ryan Saunders (Springfield Platteview Community Schools). 
 
A copy of the original synopsis of comments from the Planning Review team, as well as the application and 
Lyman-Richey’s response letter, are attached. 
 
Additional Information: 
 
On October 9, the City Attorney, City Planner and I met with representatives of Lyman-Richey to discuss 
concerns related to staff comments and derived at the following terms: 
 

• Lyman-Richey will meet noise, vibration, air quality, etc. regulations as outlined in the city’s zoning 
regulations.   

o They did not realize that these requirements are outlined in the zoning regulations and were 
only considering the municipal code and those sections that apply to inside city limits.   

o Since their operation is within the city’s extraterritorial zoning jurisdiction, they are required 
to meet the zoning regulations pertaining to environmental quality standards. 



  

 

• Lyman-Richey and city staff propose the following language be added to the CUP agreement 
regarding hours of operation: 

 
o “Typical hours of operation for the construction concrete batch plant shall be from 6:00 

a.m. to 6:00 p.m., Monday through Friday, and 6:00 a.m. to 12:00 p.m. on Saturdays.  From 
April through November, operations may occasionally extend until 8:00 p.m., Monday 
through Friday only.  Operations shall not occur on Sundays.  Operations outside of the 
approved hours may be permitted on a limited basis due to specific business demands, 
subject to prior City approval. Immediately upon approval of the Conditional Use Permit, 
the Owner/Applicant shall send written notice to the adjacent property owners identified 
herein requesting an email address for purposes of receiving notifications regarding 
operations outside of the approved hours. The Owner/Applicant shall provide both the City 
and the adjacent property owners with at least twenty-four (24) hours advance notice via 
email prior to commencing any operations outside of the approved hours.” 

▪ Adjacent property owners include those residing at 13701 Fairview Road, 13702 
Fairview Road, 13517 Fairview Road, 13550 Fairview Road, and 13441 Fairview 
Road. 
 

• Lyman-Richey will reach out to Sarpy County Public Works to determine dust control requirements.  
Lyman-Richey requested that language be added to the CUP clarifying when dust control is 
warranted. 

 
 
Recommendation 
 
Planning Commission can recommend (1) approval, (2) denial, or (3) table action until the November 10 
Planning Commission meeting. 
 
 
Attachments 
 
Synopsis of Comments  
Lyman-Richey Corporation Response to Synopsis 
Conditional Use Permit Application for Renewal 
 Operation & Maintenance Plan 
 Site Plan 
 Site Photographs 
Conditional Use Permit Agreement – Effective 10/5/21 
Letter to Lyman-Richey re Complaints Received – 11/28/25 
Letter from Lyman-Richey re Complaints – 12/1/25 
 



 

 

September 25, 2026 
 

SYNOPSIS OF PROFESSIONAL STAFF COMMENTS  
FOR PLANNING COMMISSION & CITY COUNCIL 

 
Tax Lot F2 13-13-11 (8.11 AC) – 13605 Fairview Road 

Ready Mix Concrete Co. (Owner)/Lyman-Richey Corporation (Successor-in-Interest) 
Conditional Use Permit Renewal 

 
 
Ready Mixed Concrete submitted the following documents on September 1, 2026, on behalf 
of the property owner, Lyman-Richey Corporation, related to the property legally described 
as Tax Lot F2, Section 13, Township 13 North, Range 11 East of the 6th P.M., Sarpy County, 
Nebraska, generally located at 13605 Fairview Road: 
 

1. Request for Conditional Use Permit - Renewal 
 
The following exhibits were also provided: 
 

1. Operation and Maintenance Plan 
 

Applicant/Owner request a renewal of the Conditional Use Permit issued on October 5, 
2021, to operate a concrete construction batch plant on the property.  
 
The documents were forwarded to the Planning Review Team, which is comprised of Bill 
Seidler, Jr. (city attorney), Jeff Ray (city planner), Jeff Thompson (engineer for Sarpy County & 
Cities Wastewater Agency (SCCWWA)), Brian Schuele (city engineer with Olsson), MUD, 
NDOT, OPPD Land Management, Papio Missouri River Natural Resources District, Sarpy 
County (Admin/Engineering/Public Works), Sarpy County Emergency Management Agency, 
Sarpy County GIS, Sarpy County Planning, Sarpy County Sheriff, Chad Zimmerman 
(Springfield Fire Chief), and Ryan Saunders (Springfield Platteview Community Schools).    
Below is a synopsis of their comments. 
 
Bill Seidler, Jr., City Attorney 
Items to Consider 

1. The original conditional use permit was for five years.  
2. The city received complaints from an adjacent property owner about noise and 

landscaping. 
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a. The city sent a letter to Lynam-Richey on November 18, 2025, regarding hours 
of operation repeatedly exceeding 6:00 a.m. to 6:00 p.m., landscape 
screening, and noise. 

i. Lyman-Richey responded by letter on December 1, 2025.  It 
acknowledged limited circumstances where operation exceeded 6:00 
a.m. to 6:00 p.m. on weekdays and past 12:00 p.m. on Saturdays.  It 
requested the city’s input on perimeter vegetation and explained 
vegetation removal.  It recognized the horn honking but stated it would 
comply with applicable noise regulations. 

b. The property is within the City of Springfield's Extraterritorial Zoning 
Jurisdiction, but not within its corporate limits so determining an “applicable 
noise regulation” is difficult. 

i. Springfield Municipal Code §6-333 only applies within the corporate 
limits. 

ii. Sarpy County Zoning Code provides for General Nuisance violations. 
iii. The current operating plan does not provide for requiring measurable 

standards. 
3. The Planning Commission and City Council will have to make a factual determination 

in regards to Section 6.06 – Conditional Use Permit – Standards in Springfield Zoning 
Ordinance. 

4. It may be that the OSHA standards for a minimum buzzer or horn noise are 
incompatible with the orderly development of surrounding properties. 

 
Recommendations 
If the City staff, in its report, determines that under certain circumstances or operating plans 
the use meets is consistent with Section 6.06 – Conditional Use Permit – Standards in 
Springfield Zoning Ordinance, then I suggest the following additions to the Conditional Use 
Permit: 

1. Establishing a maximum sound level, measured in decibels, at the perimeter of the 
property, to be measured using a decibel meter. 

2. Establishing a maximum vibration at the perimeter to be measured using an 
accelerometer or similar device. 

3. A detailed landscaping plan with exact planting locations, maintenance, spacing, 
and species description. 

4. Establishing a maximum discharge of suspended particulates at the perimeter to be 
measured using a meter chosen by the City Engineer. 

5. All annual or periodic inspections to be performed by the City Engineer as well as 
other city staff. 

 
Jeff Ray, City Planner 
Language in the Conditional Use Permit (Renewal) should be modified to address the hours 
of operation. 

1. Current language states: 
a. “Typical hours of operation for the construction concrete batch plant will be 

from 6:00 a.m. to 6:00 p.m. Monday through Friday and 6:00 a.m. to 12:00 p.m. 
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on Saturdays, with occasional earlier starts or later finishes as specific 
business demands arise.” 

2. Revised language should state: 
a. “Typical hours of operation for the construction concrete batch plant shall be 

from 6:00 a.m. to 6:00 p.m., Monday through Friday, and 6:00 a.m. to 12:00 
p.m. on Saturdays.  From April through October, operations may occasionally 
extend until 8:00 p.m., Monday through Thursday only.  Operations shall not 
occur on Sundays.” 

 
Jeff Thompson, SCCWWA Engineer 
If the property owner applies for a building permit, SCCWWA fees may apply at that time. 
 
Brian Schuele, City Engineer w/ Olsson 
No comments. 
 
MUD 
No comments. 
 
NDOT 
No comments. 
 
OPPD 
No comments.   
 
Papio Missouri River Natural Resources District 
No comments. 
 
Sarpy County Admin/Engineer/Public Works 
Language in the Conditional Use Permit (Renewal) should be modified to address the 
following two items: 

1. The weight limit on 132nd Street in Sarpy county is 20 tons. 
a. All trucks and other heavy equipment should access the plant from the west 

(Hwy 50). 
b. Request to add the following language to the CUP agreement: 

i. “The weight limit on 132nd Street in Sarpy County is 20 tons.  All truck 
traffic shall exit on Fairview Road, travel west, and utilize Hwy 50 for 
north/south travel through Sarpy County.” 

2. Owner/Applicant should contribute toward dust control along Fairview Road 
between 132nd Street and Hwy 50. 

a. Request to add the following language to the CUP agreement: 
i. “Roads onsite are paved to minimize dust from truck traffic.  

Owner/Applicant is responsible for dust control and shall coordinate 
dust control measurers on Fairview Road between 132nd Street and 
Hwy 50 with Sarpy County Public Works.” 

 
No additional response was received from Sarpy County Admin. 
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Sarpy County Emergency Management Agency 
No comments. 
 
Sarpy County GIS 
No comments. 
 
Sarpy County Planning 
No comments. 
 
Sarpy County Sheriff 
No comments. 
 
Springfield Fire Chief 
No comments. 
 
Ryan Saunders (Springfield Platteview Community Schools) 
No response was received. 
 
Attachments:   

• Application for CUP Renewal 
o Operation & Maintenance Plan 
o Site Plan 
o Site Photographs 

• November 18, 2025, letter from city to Lyman-Richey regarding complaints 
• December 1, 2025, letter from Lyman-Richey to city addressing complaints 

 
 
 



Ready Mix Concrete Co. 
Lyman-Richey Corporation 
2625 S 158th Plaza 
Omaha NE 68130 

September 29, 2026 

Springfield Planning Commission / Sarpy County Planning Department 
170 N. 3rd Street 
Springfield, NE 68059] 

RE: Conditional Use Permit – Response to Requested Conditions 

To Whom It May Concern: 

The applicant respectfully submits the following responses regarding several proposed 
conditions associated with the Conditional Use Permit review for the existing construction 
concrete batch plant. After careful evaluation, we have identified concerns with certain 
requested provisions and oƯer the following formal rebuttals for consideration. 

 

1. Establishing a Maximum Sound Level 

The applicant acknowledges the City’s interest in ensuring that the operations do not 
create unreasonable noise impacts on surrounding properties.  The proposal to establish a 
maximum sound level at the property perimeter, measured in decibels, presents a 
significant practical challenge. It is important to note that Sarpy County does not have an 
adopted countywide noise ordinance, nor does the State of Nebraska maintain any 
statewide environmental noise standard establishing measurable decibel limits for 
industrial or commercial operations. 

Without an established benchmark, enforcement would be subjective, inconsistent, and 
potentially arbitrary. Concrete batch plants operate within a range of normal industrial 
sound levels influenced by equipment type, ambient environmental conditions, and 
surrounding land uses. Establishing a numerical limit without a regulatory framework 
would not provide meaningful guidance to either the operator or the County. 

The applicant will continue to comply with all applicable state and federal noise-regulation 
requirements and will maintain reasonable operational practices to minimize oƯ-site noise 
impacts. The applicant typically conducts noise monitoring on an as-needed basis or when 
facility changes are made to ensure ongoing compliance with OSHA 29 CFR 1910.95, 
Occupational Noise Exposure,  



Should the City or County adopt a formal, uniformly applicable noise standard in the 
future, the applicant is prepared to evaluate the requirement and comply accordingly. 

 

2. Establishing a Maximum Vibration Level 

The request to establish a maximum vibration level at the property perimeter, measured 
using an accelerometer or similar device, is not practicable. No municipal, county, or state 
standard currently exists for vibration limits applicable to industrial facilities. Vibration 
readings vary significantly based on soil composition, moisture levels, weather conditions, 
equipment type, and measurement methodology. Without a defined regulatory threshold, 
any numerical limit would be arbitrary and unenforceable. 

The applicant will continue to operate equipment consistent with industry norms and will 
address any verified vibration concerns should they arise. 

 

3. Detailed Landscaping Plan 

The request for a detailed landscaping plan specifying exact planting locations, 
maintenance procedures, spacing, and species is not applicable to this application. The 
facility is an existing, fully developed site with established landscaping already in place. 
Requiring a new, design-level landscaping plan for an unchanged, long-standing site would 
not provide meaningful benefit and would be inconsistent with typical Conditional Use 
Permit expectations for existing facilities. 

The applicant maintains the current landscaping in accordance with standard 
property-maintenance practices and will continue to do so. In the past 6 months, 12 
additional trees were planted along the west border of the property to improve landscaping 
and provide sound and visual barriers.  While a full redesign is not warranted, the applicant 
is open to reasonable, minor enhancements to the existing landscaping where practical 
and beneficial. Any such improvements can be coordinated during future site-development 
or review processes to ensure alignment with actual site conditions and operational needs. 

 

4. Maximum Discharge of Suspended Particulates 

The proposal to establish a maximum discharge level of suspended particulates at the 
property perimeter, measured using a meter selected by the City Engineer, is not feasible. 
Neither the City nor the County has adopted a standard methodology or regulatory 
threshold for perimeter-based particulate measurements applicable to concrete batch 



plant operations. Without an established benchmark, any numerical limit would be 
arbitrary, unenforceable, and inconsistent with recognized air-quality regulatory 
frameworks. 

Concrete batch plants are already subject to comprehensive state and federal air-quality 
regulations administered by the Nebraska Department of Water, Energy, and Environment 
(NDWEE) and the U.S. Environmental Protection Agency (EPA). These permits include 
defined emission limits, monitoring requirements, reporting obligations, and compliance 
protocols based on scientifically validated methods. Imposing an additional, undefined 
perimeter-based particulate standard would duplicate existing regulatory oversight and 
introduce uncertainty in enforcement. 

The applicant will continue to comply fully with all applicable NDWEE and EPA air-quality 
requirements and will maintain dust-control practices consistent with industry standards. 
The applicant applied for and was issued an Air Quality General Construction Permit from 
the NDWEE.  The applicant operates under a Concrete Batch Plant (Controlled Loadout) air 
permit (Permit Number GCP-CBPCL-2) which was issued on November 3, 2025.  The 
general construction permit has specific conditions for concrete production which include 
required control equipment and operational limits to control particulate matter emissions.  
The permit requires that all permitted emission units and control equipment be properly 
installed, operated, and maintained. Section J of the permit states that “No person shall 
cause or allow emissions, from any source, which are of an opacity equal to or greater than 
twenty percent (20%), as evaluated by an EPA approved method...”  Personnel are trained in 
EPA Method 9 procedures to ensure that opacity requirements are met.  The applicant is 
also required to submit emission inventories to the NDWEE when requested, typically once 
a year, to show compliance with the air permit limits.   

 

 

5. Hours of Operation 

Typical hours of operation for the construction concrete batch plant will be from 6:00 a.m. 
to 6:00 p.m., Monday through Friday, and 6:00 a.m. to 12:00 p.m. on Saturdays. These 
hours reflect established industry practice and support normal construction scheduling 
within Springfield, Sarpy County, and surrounding areas. On occasion, earlier start times or 
later end times may be required to accommodate specific project demands, address 
logistical considerations, or respond to urgent or emergency operational circumstances, 
including equipment failures, time-sensitive project requirements, or other unforeseen 
conditions necessitating immediate action to maintain safe and compliant operations. 



Any such deviations will be infrequent and managed in a manner that minimizes potential 
impacts to surrounding properties while remaining fully compliant with all applicable 
county regulations. 

 

We appreciate the opportunity to provide clarification and respectfully request that these 
considerations be incorporated into the final review of the Conditional Use Permit. The 
applicant remains committed to operating responsibly, maintaining regulatory compliance, 
and working cooperatively with the City and County. 

Please feel free to contact us should additional information or discussion be required. 

Sincerely, 

Matthew Cone  
Plant Engineer & Land Manager 
Lyman-Richey Corporation 
A CRH COMPANY 
2625 S 158th Plaza 
Omaha NE 68130 
T +1 (402) 616-4005 
E Matthew.cone@lymanrichey.com 
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